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Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of the following
provisions (see General Instruction A.2. below):

[ 1 Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
[ 1 Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
[ 1 Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
[ 1 Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))

Indicate by check mark whether the registrant is an emerging growth company as defined in Rule 405 of the Securities Act of 1933 (§230.405 of this chapter) or
Rule 12b-2 of the Securities Exchange Act of 1934 (§240.12b-2 of this chapter).
Emerging growth company [

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or
revised financial accounting standards provided pursuant to Section 13(a) of the Exchange Act. [




Item 1.01 Entry into a Material Definitive Agreement.

On April 25, 2019, Flux Power, Inc., a wholly owned subsidiary of Flux Power Holdings, Inc. (the “Company”) entered into a certain lease agreement (the
“Lease Agreement”) with Accutek (“Lessor”) to rent approximately 45,600 rentable square feet of industrial space located at 2685 S. Melrose Drive, Vista,
California (the “Premises”).

The Lease Agreement has an initial term of seven years and four months and commences on or about August 2019. In addition, under the Lease
Agreement the Company has (1) an option to extend the term of Lease Agreement for two additional twenty-four months period, and (2) a right of first refusal to
lease an additional approximately 15,300 space feet. The Company will be required to pay approximately $42,400 per month, for rent for the first twelve months
of the lease term, which will increase at a rate of approximately 3% per year. The Company will also be required pay its share of operating expenses, taxes and
any other expenses payable under the Lease Agreement.

The foregoing description of the Lease Agreement does not purport to be complete and is qualified in its entirety by reference to the full and complete
terms of the Lease Agreement, a copy of which is filed hereto as Exhibit 10.1 and is incorporated herein by reference.

Item 9.01 Financial Statement and Exhibits.

10.1 Lease Agreement
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Signature

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

Flux Power Holdings, Inc.,

A Nevada Corporation

Dated: April 30, 2019 /s/ Ronald F. Dutt
Ronald F. Dutt, Chief Executive Officer




Exhibit 10.1

AIRCRZ

STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

L Bk Provisions ["Basic Provisions™).

11 mmumrl.mﬂ.dmeh by fpril 4, F0149 | ismede bysnd
Fluz Powe e ["Lessee”), [collectively the “Parties”, o individually 3 “Party™).

1.2} mmmwmmﬂw:wuuumwmmwmﬂmmmm
ucmmm ctysate): 2685 2. Malrose Drive, Vis A 2081 mmmwﬁmﬂmu
Countyol _Jan Dicao .mnmoumnlmmuwummwmw A {soulh gide
af ‘.h-- 3§ Idi , approximateoly 4% 617 rentabl rplare fcel Induesteial . In pddition to
mﬁmwmwwumumwmm“nmmmwwmmnﬂ-mdﬂmumm
Premises (Bullding™) and to the Comman Arcas (a3 defined in Paragraph 2.7 below), but shall nat have any rights 10 the ro0l, or exterior wails of the Building of 1o
By Other Dullings: in the Prosect. This Pramises, the Bullding, the Common Areas, the land upon which they are located, slong with all other buildings and
mmmmMWmnﬂw l}ﬂwmﬂ

il sk Clessor™) and

i

1200 Parking: nant shall bayss e pro= 11 b sl Lo 138 parking
anThT, o the parking b gtasd wiil p b 190 unceserved vehick: parking
| spaces for lhl mum' ht:l!dm'- w«awwm
(7] vyearsand _Fiy A1 monhs | Oiginal Teem”) cng _Aliguat 1, 2019 G
n, 2026 | Date"). (Seeatso Paragraphd 271l Paragraph "-Es|
14 Early Possession: !hwwmwm ehaione i the Premises Tufiee 1, 2015 (aty

Dote). [See also Paagraphs 1.2 3ea 23 a1l paragraph 52
P AZF L, EL 15 8% PEFL per month(["Base Rent"), payableon the F1 1l day of each month commencing
- [See also Paragraph 4)
iﬁnmmum:hmmmhmmMNMMmhm 50 a'1rt 5l
16 Lesses’s Share of Common Area O qiy=rour and eighty to entl mﬂ 14,64 %)

[CLessee’s Share™). hmmmmmdmwmmmwmmﬂumdmmm shall recaboulate Letses’s Share to
Fefect such modiBcation.
1.7 Base Rentand Other Monies Pald Upon Execution:
{2) BaseRent: 47, 471,81  fortheperod A

5 through A

¢ 1), 2019, subjsct Lo

Abaroment of Bent under Parggraot S1oand gcheodule under Pacageagh
L] ~ for the poriod =
(c) SecuntyDepesit: 5 1, L4 [SecurityDeposit’). (See aisa paragraphs A1l Paragraph 61y
(@) Other:

(e} Yol Due Upon i

18 Agreedine: _CLflCC, e

Syoport and any other us L i ey =

1.5 Insuring Party. Lestod i the “Insuring Party”. Bummﬂ
1.10 Real Estate Brokers. melswﬁl

(2] naen: The Brokerd (the “tolers”) and cxist in this {eheck ap bones):

? Cughman & Wakoficld (Marry Hondler f Dvnnis Vi

Wi _llughes Macine [(Craiq Ernox.  represents Ledses esclushaly (Lessoe's Broker™); or
repfesents DOt Lessor and Lessee (Dl Agency™).

ind. digtribut ion systome

ipplicable laws and zoning . (See sle Pargaph §)

Liessor ¥ [ Lessor's Broker”;

= Nmmlhl-mwmwmﬂmmnmmmmmwmmmmhmwwh
l’.u L;_l.\])h 66 . - : o PIEN
B S Ll

111 Guarantor. mmdlhummu Lease are to be gua by La ). (568 ko Parsgraph 37}
112 Attachments, Aftached hereto ane the following, all of which constitute 3 pan of this Lease:

) o e of Paragraphs theougn _ 101
u;m:ﬁnmmm

' ate plan depicting the Project;

- & cufrent set of the Rules and Regulations for the Project;

1
L-wmuw-mwwmmwmwm

Wk Lster;

\,mr{w]- Paragraph GB: Right of Firar Refusal Lo Loease Adcitional Spaces PFaragrant
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10: Solar Powoes Agrooienl

L Premives.

21 Lecting. wmmmmwmwmmmmmh—mmamammmmu«mm
WMmehmm.mnpmmthedm may i thee g of the Premises for
Hﬂﬂﬂdmﬂwmmww*hmmumwmsmmmmmhmwmuwwh
different, NOTE: Lessee i advized to verify the actual site prior o executing this Lease.

27 mmmmtmmdwmmmmmfﬂu‘:ummmwrrudMalm
WmmmwlhMWMMMMmmmwhwuwmmmmwnwmm

wﬁmmmm“dmm,mmm-w&mamm ¥ periods thatl be L]
months as to the HVAL systerns, and (i) 30 days 53 to systeens and otby of the Unit. i Lrsser docs not give Lessor the requined netee within
mm*mmmdmmMmmm«mmnmmdMnm‘smmmw
lexcept for the repairs b the fire spriskler systems, roof, foundationd, andfo boaring walls - see Paragrapt 7). Lessor 3l warrants, that undeis atherwise spechied in
wing. Lesor 14 ungware of (i} amy recorded Notiees of Defoull aflecting the Premise; (i any due under sy ko d by the 5 and

orr of record, ¢ and Y quir ) that werein effect at the thime that cach improvement, or portion
:mmmmwmmmhmmummﬂwmmmmmnwwmmm
Wﬂumwwmm“amummlmWMvthwummlumhmu{;nﬂaa
b made o Lesses. NOTE: Lesses i resporaibie for detérmining whathar o not the and ¥ the soning ane far
mﬁmmuwmm“#hﬁ-hnmmhwhmlmwwmwunmmmm
ecepl as otherwice povided, promptly after receipt of wrttien hatice from Le forth wath the nature and extent of such non-comgpliance, nectily
the same af Lessor’s expense. if Letsor doms ot g Lexsorwrithen notive of a non e with this ¥ & months i g the Stam Date,
Genrection of that non-compliance shall be the obligation of Lessee a1 Lessee's solle cont and expense. Hehe Applicable Requirements ane hereafter changed 50 45 to
mmmmmﬂmmmmnummammmhmmmmmmawm
M.MMWUWWM#WUMMMMMMEmwmmmmm
of such work as follews:

[E1] s-ﬂmmhwMIMImwwmmnamﬂmemmﬁmmwtmnu
m-ﬂnmhmmwﬂmmummhwmwmmmimwwuumm
nwzmdlmmmmmwmim'mmwmmmmmmmmmmm
m:nmmmmmammmmmmmwmmmnmunwmmumﬂwmmmhs
months’ Bace Renl. i Lesses elocts. Lessed shall Y e of the Premises which requines such Captsl Expenditurs 3nd defiver to Lsszor
—mmm:muummﬂmmMmﬁmmmm“mmwwmmwmmnm
could begally ubilice the Premises without ing such Capital E: 3

{b) ¥ such Capital Expenditure 15 net the resull of the spocific 3nd wiue use of the by {ash 38, pover lated vermic
Mmm“whmwmwwmannwhmmwmmmummmmm
ummmmtmmMthmmu&mnmmuMMﬂwmﬂmmwmmm
Premises. Lesves shall pay inferest on the balance but may prepay its ot gery thme, 1, such ® it requined during the last 2 years
ﬂtmws-w'mmmdummuummmwmummmmmmmhmmmw

[s] Nobwithstanding the Jbove. the provisions concerming Capeal £ e ta h y o un and new
2 If the Capinal oy d trigpered by L mﬂnmmmmhw,wnmmuma
MOGIf150n to the Premises then, 30 in that event, Lesses thall gither: {ij y Coaie such change intensity of uve and/or take such other et 35
iy b eCEIY B0 eliminate the requinerment for such Capital of () wuch Capital £ B 2% v expente. LeLL0e thall not have any
night 1o tesminate this Lease.
4 Lessee that: [a) it b an opportnity 10 inupect 3d medture the Premises, (b) it has been advised by

mmmwumn#mmulnmwmumwimmmmdummmwuwhm
Sysbierms, security, aspeets, and wah, ansd ithe Amaricans with Disabilifies Act), and their suitabality for Lessae's
mm.lﬂmmmmmhmunwcmWmmummmmuwmuw“m
ummdwmtﬂIl.huMummumwmﬂmwmtpMuwmmunmmuﬂw
Wmmmﬂwmmwmwmwmwawmmwmm—mmnmmmmm
Ww“mmﬂm-ﬂmummmmamxuMhmmJnm.mwmmnm&m
Iharve made no mwamwmmmumumﬁmmmmww;m
responuibdity Lo mvestigate the Anancial capabibty sr)or sultability of all proposed Tenants.

15 Letsee o3 Prior Owner/Occupant. The wiarranties made by Lessor in Paragraph 2 shafl be of no farce of effect i imeediately prior 1o the Stant Date Lessee
mtmmwmﬂwmmmmmmumhwmmm

2.6 Wehicle Parking. Lessee shall be entitied to use th rumber of Pariing 5paces specfied in Paragraph 1.3(b) o0 thos portions of the Comemon Aneas
designated from Hme 10 time by Lesior for parking. Lessee shall not use more parking 3paces than said fumber. Siid parking spaces. shail be used for by
wehicies no lasger than full-size pasterger sutomabiles o pick-up trucks, harein callod “Permitied Size Vehicler.” Lessor may regulate the loading and
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wehickes by sdopling and a0 in Paragragh 2.9. Mo wehicles other than Permisied Sint Viehickes may be parked in the Common Area without
the prior written permizaion of Lewsor. 10 dddition:

{3}  Lesses shall not permit of aliow Ay wehicies that belong to of are controlled by Lessoe of Lessee's ermploynes, suppliers, shippées, customers,
EORLFACtOn of nvitees 1o be lodded, unloaded, o parked in areas other then those designated by Lessor for wuch activities,

{b)  Lesses shall not service of stone any wehicles in tha Common Aress.

&) M Lesse permits of aliows any of the in this 1.5, then Lessor shall hiree the right, without notice, in addition
o juch other rights and remedies that it mary hawe, 1o remave of tow Jwary the wehicle imvobeed and change The ot 10 Lesser, which oot shall be immediately
paryabic upon demand by Lessor,

27 Common Areas - Definition. Tha term “Common Aneas” it defined a5 38 30eas 3od LaCleL Oulsie the Premises 3nd within the cxlerior boandary e of
thee Progect and intenior Whility raceways and installations within the Uirit that are provided and d By Uhe Lessor Trcs lotme for the general
mmdmmwmmuwhﬂwmwmmmmﬂmwmm
parking aneas, kading and urloading dreds, trash area, foofs,

2B Common Areat - Lesses's Rights, mmwmmmwdmmmwwmmmm
ivitees, during the term of this Lease, the non-eathushve right to wse, bn common with others entithed 10 such use, the Commaon Aneas a3 they sbit from time 1o sme,
Subject 10 afy rights, powers, and privileges reserved by Lessor under the terms hensof o under the terms of any rules and reguiations or restrictions gowerning The
use of the Project. Under no circumstances shall the nght herein granted 1o use the Common Arpas be: deemed 1o inghude The right L0 Stone any property, Lempoerily
of permanendly, o the Common Ateas. Ay such orge shall be by by theer pricr of Lessor or Lessor's designated agent, which corent
b revoknd 3ty e 1 the Event that Sy wnduthorioed storage Shall 040ur, thev Lissor shall have the right, without notice, in addition to such othes rights
and remedies that it may have, to remdve the property and charge the (o6 1o Lesses, which cost thall be enmediatily poyable upon dermand by Lessor,

19 Common Areds - Rules snd Repulations. Lessor or such other personlt) o5 Lessor may sppoint sholl hawe the i the
Comemean Arcas and shall have the right, from time to time, 10 establish, madify, amend 3nd enfomne rubes and ["Rules and Regulation™) fos
the management, sadety, cane, and ceanliness of the grounds, the parking and unigading of wehicles and the presertion of pood order, 35 well 23 for the comvenience
of other octupants or tenants of the Bullding and the Project and thelr invitess. Lessot agrees to abside by and conform to sl such Rules and Regulations, and shall
e it3 best efforts 1o cause its employees, suppliers, Shippers, CUSLOMETS, CONtracLon and Imiters 1050 abide and conform. Leasor shall not be responsiblc to Lessee
for the non-compliance with said Rules and Regulations by other tenants of The Project.

110 Common Areds - Chamges. Leviar thall have the right, in Letsors sole discretion, from Bme 10 fime:

{3) To make changes 1o the Common Aredd, inthuding, withou! Bmitaton, changes in the location, sice, shape and number of drivewar, entrances,
parking spaces, parking areas, loading and unkoading areas, ingress, epreis, of traffic, areas,
) Tockse tempavacily amy of the Common Arcas lor 0 loag at BECEEE 10 The Premises remaing avasabie;
e} Todesigrate other kind outside the boundaries of the Project to bea part of the Common Areas;
il Toadd gs and 10 the Comman Aneas;
{t)  Towse the Comman Aneas while engaged in maling FEpIFE O hee Project. or sy portion theneod: and
0 Todo snd perform such other acts and make soch other CRIREE I, 10 o wilh PeLpect 10 the COMMON AREas nd Project 3 Letsor may, in the
f 5onnd busingss déem to be.
3. Term.

31 Term. mmmtmwew Ovigieial Term of this Lease are 3 specified inParsgraph 1.3 AN Early Termination is
specified in Paragraph 5¢

3.2 Early Possession. mmwmmnmmumm-mmwmwmmmm
far such prior tathe G mmmumh Fight 5 occupy the Promises. If Lessee totally or
partially occupies the Premises prios 1o the C to pay Base e abated for the peried of such Earby Possession. All other

|hmunfmmn(u-.lu.l-a.ahnanmmwmmﬂhnﬂtmmwmmhmmmm
premiuemS and to maintain the Premises) shall be in effect during such period. Ay such Early Possession shall not afect the Expiration Date.

33 DelayinPossesshon. Letsor Sgroesto uss its best oor efforts to deliver of the: i L ty tht COMMENCETant
Date. 11 despite waid efforts, Lessor is unable 10 deliver potession by tch date, Lessor shall ngt be sulblect to amy Rability thereior, nor shall such fallure afect the
waliity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated 1o pay Rent or perform its other cbiigations until Lessor delivers
mdw&mwwwﬂdmmﬂmmm«mhﬂwmmmmmﬁdemm
contitoe lof 3 period equal 1o what L tht ter bt i dny days of deley caused by the aots of omissions of
Lessee. W possesion KMMWEMMIMMMM a5 the sam may be extendod under the terma of vy Work Ltter exstuted by
Parties, Lessee may at i3 option, by Aotice i writing within 10 fays after the end of such 60 day period, cance! this Lease, inwhich evnt the Parties shall be

. I such wrifhen notice k5 nol neccived by Lessor within said 10 day period, Lessee's right to cancel shall terminate. B
possession of the Premises i not delivened within 120 days after the Commendement Date, this Lease shall tlerminate unkess other agreements ane roschiod between
Lessor and Lessee, in writing.

34 Lessee Complance. Lessor shall not be required of the Pr 10 Listsee whtl] Lgdses comples with itd obIEaton to provide
evidence of insurance (Paragraph £.5). Pending deliwery of fuch evidende, Léssoe $hall Be roguired to m-dmmmmmmmmn
Start Date, including the payment of Rent, notwithatanding Lesior's slection 1o withhold pending Further, i Lesses

nﬂwumummwuﬁ'mﬁmmwwammmmmwwmmwmmwm
conditions afe catidhed.
4. Rent.

2.1, Rent Defined. Al monciary obligations of Leises 1o Lessor under the termid of thit Leate {except for the Security Depordit) ade deermied 1o be fent ["Rent”),

43 Common Ares Operating Expentes. Lessee shall pay to Levsor during the term hereod, in addition tothe Beoe Rent, Lesses's Share fas cpecified in
Paragraph 1.6] of 3l Common Area Operating [xponses, a6 hereinalter defined, during each calendar year of the term of this Lease, in accondance with
Paragraph 53 and the tosowing

{3} “Common Area Operating Experaes” anc defined, for parposes of this Lease, a3 3l costs Ielasing 19 the Swnerthep and operation of the Pragec,

inthading bt Aok limited 10, the following:
il The repair and in neat, clean, good onder and condition , and if necessany the replacement, of the foliowing:
(33) The Common Areas and Common Ared IMprovemants, inchuding paring areas, loading and g areas, e,
(8 Page 30117
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parkoways, area, BUmpers, Wigation systems, Common Ares Fghting lacilities, fences and gates, clevators, rools, extorior walls of the
busdings, buildng syems and roof drsinage rterms.
(bb) Exterior signs and amy tenant directories.
(el Ay fire sprinkder systems.
(8} AR cther areat and improvesmnends that are within the exteror boundanes of the Project bul outisce of the Promises and/or any other
1pace oitupied by 2 tenant.
(W) The cost of witer, gas, electricity and telephone (o service: the Common Areas and any S ROt separately metened,
(68)  The corit Of trash dispasal, est CONTROl SEMViCes, PRODETTY MARABRMAN, LECUNTY SCIVICES, DWW BLICEIITON dues bnd feid, th costto repaint
the exterion of sny Structures and the cost of Bny emvitonmental inspections.

(i) Beserves set asige for Fepair andfor of Commaon Ared improvements and equipment.

(vl Real Property Tawes (a5 defined i Paragraph 10).

W) The cost of the fior the By Lessor pursuant to Paragraph &,

(vl Any deductible portion ef an insured loss concerning the Bullding or this Cammon Areas.

i) Auditors’, accountanty’ and attorneysfees and costs related 1o the operation, repair ement of the Propect.

[} The cost of any cagital impeovement (o the Bullding or the Project not coverid under the peovisions of Paragraph 2.3 provided: however, that
Wmmﬂnmdmmuﬂhmm-:!wmmmmmuwﬂnmmmw;mumm#
m“dmwmmhwmmmmmmmmmmmmnmmmunm

= mmdqmmwumhwmwmmnmmuhammmm

) Amy Commaon Area Operating Lipendes and Real Property Tames that are spocifically attributabile to thes Unit, the Building or 1o any other buliding in
the Pyt of b the peration, repais and masntenance Lhoreol, shall be allocated enticely to such Unit, Building, or pther bulkding, However, any Common Arsa
Crperating Expentes and Roal Property are not to thee Buiiding o 1o any other building of 1o repaic
thereol, shall be equitably allocated by Lessor 1o all buslidngs in the Project.

el The incluiion of the improvements, facilities and services set forth in Subpagraph 4, 2(3) shall not be deemed 1 impode a0 SbEEItoR upon Lewas io
withier have s improvemants of facilitles of 10 provide hose services unless the Project already has the same, Lessor already provides Lhe services, of Lessor has
agreed elsewherns in this Lease 1o provide the same or some of them.

(d)  Lessen’s Share of Common Area Operating Expenses is paaibile monthly on the same day as the Base Rent is due hergunder. The amaunt of such
paryments shall be based on Lesor's e2timate of the annual Comemon Area Oy g ‘Withan 60 days after written request (but not more than once each
wedr] Lesiod shall deliver foLectee 3 reasonably detailed statement showing Lessee's Shane of The actual Co Op Tor the preceding year, |
Lessee's payments during such year exceed Lestes's Share, Lesior shall crodit the amount of such over-payment against Lessee's future payments. I Lessee's
paryreends during such year wen ki than Lessee’s Share, Lessee shall pay 1o Liessor the amaunt of the deficiency within 10 days after delivery by Lesior 1o Lesses of
the stitement.

il Common Amea Operating Expenses thall not include aey Expenies paid by aiy tenanl dieectly 1o thind parties, or 2010 which Lessor s otherwise
reimburyed by sy third party, Gthes lensnt, of NTurince proceeds,

43 Payment. Lediee thall Cause payment of Rient 10 be received by Lessor in lawful mosey of the United States, without offset or déduction (oxept as
mmhmmm.mnmmmnnM(um.uwmub@wummmdﬂ.m”mmn
IPWACice prepared by Levsor i inaccurate sch Indceuracy shall hot SontHitute 3 wawr and Levsee shall be obligated 10 pay the smount 3et foarth in this Lease, Rent i
iy period during the term hareo! which i for less than one full calendar month shall be prorated based wpon the actual number of dayiof i month, Payment of
Feril shall be made t0 Lestor 9 5 a0dness 1ated herein of 10 Sulh oUheY persors of place a3 Lesior may (rom e 10 Tme designate in writing, Acceptance of a
payment which is less than the smount then due shall not be 2 waiver of Lessor's rights to the: batance of such Rent, regandiess of Lessor's endorsemant of any chick
sostating. in theewent that any check, draft, or ather Instrument of pEymEnt Even by Lesses to LEssor is dishonored for amy reason, Leises agrees to pay 1o Letsor
the sum of 525 i 3dden o any Late CRarge and Lessor, 3t i3 option, may require a8 future Rent be paid by cashier's check, Payrmosts will be applied first 10 acorued
wwmwmrsmmwmmumu-wmmmmmmwwwmmuwmr
‘outitanding charges of costs.

5. Secority Deposit. Lessee shall deposit with Lossor upon execution hereal the Secunty Depesit as securty for Lessec's Ethiul performance of ity obigations
mﬂrm,Im“mmMmﬂmmmmmmmmmwmuxwmdﬂmm#m
oaryment of any amount already due Lessor, for Rents which will be due in the future, and/ of 1o reimburse or compensate Lessor for sy liability, expense, kots or
damagn which Lessor may sufler or incur by reason thereat. SLJCCT Loy Paragraphi 61, o Lessor uses or apgiies ail or any porrion of the Secunty
mmmmmmmmmmwmﬂ:m%nmmmmwn“mm
‘n-bm Bl s . " A " N ! L g £

LI sk Laduikigs o o 3 Sionaaih 18 & e T bl ol 2 o ey

Agresd Use be " 2 materlal change |n the business of Lessee of 1o accommadate 3 sublesses of asuignes, Legior thall hinve the
mwmmm;wmmmmmmwmummu,mmmmmu-mmm
suffer 34 3 redult thereol, if 2 change in control of Lissee ocours during this Lease "3 change the fi an of Lessee is, In Lessor's reasonabile
[ ¥ reduted, Lestes POt such maniet with Lessor o shall be sufficient to cause the Seturity Deposit to be at 3 commarcially
reaionable lewel based on such change in financial condition. Lessor shall nat be required 1o keep the Security Deposit separate f1om its general Sccounts, Within 50
mmmmmqmummmnﬂmwmﬂmmmmmwmwmmmwnﬂm
mmmmmmm‘mmmmmmmmnmummmuopmnwusmmmm
Be eonuidéned to be hold in Lrust, 1o bear interest of 10 be prepayment for sty monses 1o be pasd by Lesses under this Liskse, THE SECURITY DEPOSIT SHALL NOT BE
USED Y LESSEE IN LIEL OF PAYMENT OF THIE LAST MONTHS RENT.

& se

61 Use. Lewsee shall use and occupy the Premises only for the Agroed Use, o any other legal use which is reasonably comparable thereto, 3nd lor na other
purpase. Lesses shall not use o permit the use of the Premises in 2 mannes that i unlawlul, treates dmape, waste of b FUsDnCE, & that dturts occupents of o
cautes damage 10 neighboring premises of properties. Dther than guide, SERal and seeing cye dogs, Lesioe thall not koep or 8liow in the Promises amy pets, animals,
bards, fish, o reptiles. Lessor shall not unessonatily withhold o delay s consent to 2y writhen request for 3 modification of the Agreed Use, 55 1oag 33 th sme will
Aot impadr the structural integrity of the Building or the mechanical or ehectrical systems. thevein, sod/or i 0ot Significantty mone burdentome to the Project, if Lessor
lacts 1o withhold consent, Lessor shallwithin 7 days after such request give written notification of same, which notice shall inchute an explanation of Letor's

objections to the change inthe Agreed Use.
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6.2 Hazardous Substances.
{3 Reportable Uses Require Consent. The Lerm “Hazardous Substamoe” as used in this Leass shall mesn any product, subsance, of wasts whose
prevente, we. manuficiure. disposal, IANSpOFLITION, of reltase. cither by isell or in comBination with other materals expected to be onthe Premises, i either: 1)
potentially mjurious tothe public heatth, saflety of wellare, 1he erwironinent of the Premites, (i) or d by vy gen authority, or (il a basis

on the Premises which Cor > Use ol Subsianes withaut the cxpress priod wiitten consent of Lessor and timely compliance (a8 Lessee’s
m—nm#wmmwua shall mean (7] the installation or uie of any sboveor Below ground storage tank, (§) the generanon,
POSIEIR0N, HOMARE. Uie, traniportation, b TR requines & perrmit from, OF with respect to which & FRpoRt, Natioe, regietration o
Business phan is roguined 1o be fled with, 3y 5o tal and/or (W) the ﬂmmﬂzmmmmhmm
wmmmmuamnp-mhp-mmmu i the

Lessee may wie sy prdinary and ¥ materia qumnmwmdmwmmmmmhrw
Tiquid paper, glue, etc.) and comman housabold ceaning materials, 50 kong a3 such e isin with all e 5 Al 3 Rep b, ol
does not expose the Premises or neighb mhw rskof of damage Of expose Leisor to sy Rability therelor. In addition,
Lesson iy condition its consent 1o ay g such ¥ Lessor o prOtecT ituedf, the puble,
MWMMMMMMMMMmmmeWMIWWNHM
Lease expiration of of protective {3uch % concrete EnCATAMEnts) andfor incredsing the Security Depost.

{B]  Durty to inform Lessor. i Lesaoe kndws, of has reasonalile Caude 10 beliws, That 3 Hazandows Subance has come to be located in, on, under or
b0l the Premitiss, other than It p ¥ ed 10 by Lessor, L y rve wrrmen notice of such Bact 1o Lessor, and provide Lessor with &
oy of 3y report, notioe, csim or other it has the of wuch

fe)  Lessew Remediation. Lessee shall not cause of permit any Hazardous Substance to be spiied or neloascd in, oo, under, or about the Premises
mchading though the phumbing o sanitary sewsr system) and shall promptly, at Lessee's expense, compby with all and take 3l investigatory
andfor remedial action reasonably recommended, whether or not foemaily eedened or required, for the cleanup of 30y co thon of, and for th
mmmdmwvmmmwmmMmembmmumuwm“
Hagardous ough the Premises g the term of this Leate, by or for Lesses, of any third party.

= Lisssee shall MHWWﬂmmmﬂmmﬂmmhmm
wwwﬂmdwmmmmm ! and fees arising out of or nvohang any

Subrstang ugh mhﬁuhrwhm.uawmdmimmmmmmmmmmmm
ndir the Premiies from areas cutilde of the Project not cauted of contributed 1o by Lewseeh. Lesiee's
mwmmmummmmdmmw Injury 1o person, property or The enviconement created or suffiered by Lessee, and
the cost of remaval, andfor e, Survive the o ! of thit Lease. No terminanon,
canceliation of release agreement entered into by Lessor and Lessee shall reledse Lessee from its obligations under this Lsise with reipect 10 Hagardous Substandes,
unless specsfically 10 Sgreod by Lessor in writing ot the tme of such agresmment,

(¥} Ledsor Excopt an oth provided in '.uuwauﬂu and assigns ', defend, reimburse and
hald Lesiee, 80 erployees and kenders, harmiess from and againgt any and ol i the cost of ‘which ahe wuffered 36 &
mmuWMHmmwmmmmwmn“mwmm- o iy of Lessor, ity
wﬁfm mmwlphu.um by th T t3, shall inchudie, but nat be mited te, the £om of in-stigation,
remaval, 5 , and shall susrvive the expiration o termination of this Lease,

i) westigations and Remediations. Lessor shall detain the respomibility and pary for any mvectigations. of remediation measures requined by
gowernmental entitics having jurisdionion with retpect 10 the of on the Premises priod 10 the Lessoe taking pousession, unless sueh
remtdiation megsure s reguined a5 a result of Letiee's wie [inchading * Sons”, a3 defined in 7.3} 10f the Promises, inwhich event Levses shall
ber flor such Lessee shail muwmmummdmmmmmwmwum
nexzonable aCCess Lo the Premises 3t reatonsbie imes in arder B carey out Lessoe’s i g

(& Lessor Termination Option. If Condithon (3o Paragraph 9.1(e]) i ,Mmdmmmmbm
respongible therclor inwhich case Lesses shall make the inestigation and remediation thereof required by the Applicable Reguicements and this Lexse shall continue
infull force and effect, but subject to Lessor's fghts unddr Paragraph 6.2(d) and Faragraph 13), Lessor may, a1 Lessor's option, either (i) investigate and remediate sueh
Harardous Substance Condition, i required, 25 5000 35 reasonalbly possible at Lessor's expense, In which event this Lease shall continue in Tull boree and effect, or (i) i
the estimatied cost 60 remediata such condition excetds 12 tmes the then monthly Base Rent or $100,000, whichever is greater, ghve written notice 10 Lessee, within
30 days afier receipt by Lessor of dge of the of Condition, of Lesser's desine to terminate this Lease a3 of the date 60
days following the date of such notice. nmmmmmpnmmmmmmmm”mmnomﬂ
Leisee's commitment to pay the amount by which the cost of Condition cxoeeds an amount equal 1o 17 Temes the then
maonithiy Bane Rent or $100,000, whichewsr B ghiater, mmmmmmwummwmmmmmm
oommitment. nsuch event, thisLease shall continue in full fonce and effect, and Lessor chall proceed to r SO0n 217 podaible after
the required funds ane avaddable, if Lessoe oS NOLEIVE Such AETIe And provide the fequired funds or assurance theeeol within the time provided, this Leass thall
MudmmthSMﬂm

&3 Lewes's G with Except a3 oths chodd Im this Lodrse, Lesaee shall, ot Lessee's sole eapenss, fully, diligenthy and
in 2 Bimely manner, materially comply with ail A e ther reguir of iy SPPECHblE fitt IRGUTSNCE UNdErwiler OF fating bursau, Snd the
recommendations of Lessor's enginedr: consuliants which relate in any manner 1o the Fremises, without regand to whether said Applicable fequinements ane

andfor
row in effect or become eflective after the Start Date. Lessee shall, within 10 days after receipt of Lissor's writhen requeest, provide Listsor with copaes of all permits
and ther documents, and other information evidencing Lesses’s compliance with sy Applicable Reduirerments specified by Ledsor, and shall immadiately upan

recript, notify Lisssor in writing (with copies of amy of arwy o ciual claim, notice, citation, waming, complaint of report pertaining 1o
of biwiihving Thé fallure of Lessoe or the Premises to comply with Jny Likrwise, L writhen notice Lo Lessor ol (i)
arry water damage to the Premises and 3y tulpectid sebpage, pooling, dampness or other o ¢ o tion of mold; or (i) any mustingss or
other adors that might indicate the presence of mold in the Premives.

64 Impection; Compliance. Lessor and Lewsor's “Lender” (1 defined in Paragraph 30) and co by Leszor shall hawe the right ta anter inta
wﬂwmmmaﬂd-\ pency, and riabie times after PR, bof the purpose of inspecting and/or testing the

andfor for verifying by Leding with this Lease. The cost of any Sudh ingpections thall be paid by Lessor, unbes a vislation of

Appli ora Condizion [sse Paragraph 9.1) s Lound to exist o be § o thi incap i of L]
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EOWVEITMTWENLE SUthoiity. I such Cate, Letiae shall upon regquest reimburse Lessor for the cost of such w0l 3. sanch B related 1o
he violation of contamination. |n addition, Lessee shall provide copkes of all relevant material sxfety A3ty sheats MSDS) 10 Letsor within 10 days of the receipt of
written roquest therefor. Letses acknowiediges that any falure on its part 10 aliow tuch ingpections of edting will expose Lessor Lo risks and potentially cause Lessor

anci/or testing in a temely fachion the shall b without arry for natice to Leases, by an amount equal 1o 10% of the
Mmhlhﬂuﬂw.mumhmmmwm The Partics 3gioe that such increase in Base Rent represents fair and reasonabile
compensation lor the addifional risk/Costs that Lessor will incur by reason of Leswee's failure 10 allow such inspection and/or testing. Such increase in Base Rent shail
Inna event constitute 3 waiver of Lessec’s Defauht or Breach with respect 1o such failure nor prevent the exercise of any of the: other Fights and remedies granted
heteunder.

7. Maintenance; Repairs; Wity installations; Trade Fixtures and Altorations.
7.1 Lessee's Obligations.

(3} I Geneval. Subjecttothe of 22 3G 6.3 [Lesses’s Compliance with Applcitie Requirements), 7.2
[Lor's Ghigation)], 3{Damage or Destnacmonl, and 14 (Condemnation), Lessee shall, at Lessee™s sole expente, keep the . Unlity for
Lessee's exchusive woe, no matber where located), and Alverations ingood order, and repaar of Bt the ol the Premises fequrng fepairs, o
b meang of repainng 1he SIme, e o fsadity ] wihether ¢ nol the need flor such repairs ooours as 8 result of Lasses's e, oy
PriCe L, mmﬂawmﬂmwﬁwdhmmmmmﬂmnmwmmudume
electrical, lighting facikties, boilers, presture vessels, Ftures, interior walls, interiar surfaces of exterior walls, ceilngs, floors, windows, doors, plate glass, and

whotights but extheding 3y iterms which are the v of Lessr 72 and Paragraph 57. l.lw i keeping the Preises in

dition and fepoer, Tise and perform good g Ehe woe of the service
mmMMW?lmm Lessee's shall inclode o when b keep the Premines and all
improvernents therean of 2 part thereol in good order, condition and state of repair.

b)  Service Contracts. Lessee shall, at Lessoe's sole expende, proCisne 3nd MOIRLIN CONLIICE, with Copies Lo Lissor, in costomary fonm and subsiance for,
and with COALEACIOE wpedislizing and experienced in th oo of the ft g and irngy if vy, and when instalied onthe Premises: (i)
HVAL equipment, (¥] botler and pressure vessels, and (i) clarfiers. MOowEwer, LESSOr MEHErves Uhe right, Upon Hotice 1o Lotes, 1o procune 3nd msintain vy of o of
taich tendce CONLracts, and Lesses shiall reimburse Lewiol, upon demand, lof the com thereol.

{e) Fallure to Perform. If Letase fails 1o perfarm Lessoe’s unsger this 7.1, Lessor may enter upon the Premises after 10 days’ pnor
writien notice 1o Lessee [emcept in the case of an emergency, inwhich case no nothte shall be reg jperforen such Lised’s behall, and pul the
ﬁmhammwﬂ*tmwwwuﬂuﬂm\rmhm;mmwnﬂﬂmwm

(] Subject 1o Lesies of Lessor as set forth in Paragragh 8.7 below, and without relieving Lessee of iability resulbing froem
Lessee’s falure to exercise and perform good maintenance practices, if an item describod in T repained ot 300t which is in emooss
of 50% of the oot of replacing such Rerm. then such Rem thall be replaced by Lessor, and the cost thereol shall be procated betwesn the Parmes 3nd Lestes thall only
b 10 pav. during the of thie tarm of thes Lo, 0f the date on which Base Rent is dus, an amount equal fo the product of mulfiphrng
he 038 ol such replacement by a fraction, the rumerator of which is one, and the dencminator of which is 144 (e, 1/128th of the cost per monthl. Lessee shall pay
wmnumnmmmmumumm

T3 Lessor's O Subject to the 22(C LA{Ce ) 4.2 (Comman Ares Operating Expenses), © (Use), 7.1
(essee’s Obligacions). 9 (Damage or Destruction] and 14 [Condemnation), Lessor, 2biect to risk suant to & a2 and pursuant lo
)a’il"‘l"‘!"lph 57, shall keep in go and regalr the mmwmﬂmmmmmm
sprinkler syatem, Common Atea fine alaom andfor smode delection systerns, Bre bydrants, parking lots, g fences, signs and

mmmhc«mmm-mlhmMnmumumwm:muawmm“gwm.mn;
Paragraph 4.2, Lessor shall not be obligated 1o paint the xterior o interior surfaces of exterior walls nor shall Lessor be obligated to maintain, repais of replce
winiiows, 003 of plate glass of the Prémises.

73 Uity nstallations; Trade Fixtures; Alterations.

(3] Definitions. The term “Utility bnatallations™ refers 1o ol floor and window covenings, air snd/or wacuum lings, power panels, electrical distrbution,
security and fine protection SYRLAMS, COMMUNEITon cabling. Bghting ftunes, HVAL equipment, plumbing, and fending in o on the Fremiues. The term “Trade
Fitures” shall mean Lesses's ry and that can be without doing materisd damage 1o the Premises. The term “ARerations™ thall megn amy
modification of the improverments, other than Utility installations or Trade Fotures, whether by Sadition of debetion. "Lessee Owned Alterations and/or Litility
Irstallations” sre defined a5 Alterations and/or Utlity Installations made by Lésces That are nol yei owned by Lessor pursuant to Paragraph 7.44a).

[B} Content Lestes thall not male any Alterations or Utility Installations to the Premises without Lessor™s prior wiitten Consent. Letise may, hiwewer,

or Urility the imteror of the Premises (cathuding the rool) without such consent but upon notice to Lessor, as long a3
they are ot visibie from the outude, do not imvolve pundtisning, relodating of remaving the roof or any existing wadls, will not affect the electrical, plumbing, MVAC,
Mmmmammmmmmwmmmmmmwﬂmmmw
such a3 compliance with Title 24, anclfor ke salety systems, and the cumutative cost thereol during this Lease as extended dosd Aot extied 3 tum pqual to 3 moath's
Base Rent in the aggregate of 3 tum squal 10 0ne month's Bage Rent in 3ny one year. Notwithsanding the foregoing. Lessew shall not male or permit 3ny roaf
penetrations and/or install arything on the rool without the prior wiitten approval of Lessor. Lessor may. 353 o granting such EGuAE LEwee
toutilize 3 choten and/or by Lesaor, Amy Alteranans of Uity that Lessee o makn and which require The consent of the
Lessor shall be d 0 Lessor in foem with detadied plans. Consent shall be deermed conditionod upon Lessre's: (i) acquiring all appicabis povernmentsl
mmmwmmdmmmwmmmmw:umdmmmmmma
condiions of sald permits and other q i i Eapoditious mannes, Ay of Lifility shall be performed in 2
weidimunlib; fgnner with good and iessee shalf pon PO CO Lessor with a3-Buill plans and specifications. Fos work which.
costs an amount in excess of one month's Base Ront, Lessor may L 1 upon Lessee a hen and lband in an armount equal to 150%.
of the estimated oot of such o Ubility and/os upon Lassee's potting an Mditionsl Security Depost with Lessor,

{e]  Uens:Bonds. Letts Thall piy, whesn due, all dlaims for abos of turnished or alléged to hawe been | to.or for Lesses 3t o for use on
the Premites, which claims e or may be secured by any mechanic’s of materialmen’s ken agasnst the Promises or any interest thnsin, Lezies shall ghve Lessor not
lesy than 10.dwys 10 the of army work i, on or about the Premises, and Lessor shall have the right 1o post notices of nan-responsbibty, i
Lessaes shall contest the vakdity of asmy such lion, claim or demand, then Lessee chall, ai it sole expense dofond and protoct Ruelf, Lessor and the Preenises against the
same and shall pay and safishy any such adwerse judgment that may be rendered thereon before the enforcement theveol. If Lessor shull require, Lesses thall furnish
3 surety bond in 3n amount equal to 150% of the amount of such comtemed len, laim o demand, Indemnifying Lessor against liabdity for the same, B
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0 partcipate nmmmmmmumm'mwm
TA

{3} mmmm;mumwummu . all and Unility do by
Lessew shall be the property of Lestoe, bul considened & part of the Pramites. mmumm Mumwulmwdﬂammmd
the Lessee Owned Undess T.4(0) hercol, ol Leisoe Dwned and Utility
Mﬂmmhmﬁmmamhmmﬂmmﬂmwwmwmmmw

®) memenat, Stihiect Lo Paragrapli 55, oy deiveryto Lessee of written notice from Lessor nat sariker than 90 and not later than 30 days
{prioe to the end of the terem of this Laase. Lessor may neguing that any or all Lessee Owned or Utiity Install be by o
termanation of this Lease. Lissor may requint the removal a8 any time of all or any part of any Lessee Owned ARerations or Utilty installanon: made without the
required congent,

*l Lessse the by the Expiration Date or any cariier termination date, with 3 of the improwements,
parts and surfaces thensof Broom clean and fre of debris, and in good dperating onder, condition and state of repalr, crdinary wisar 3nd tear excepted. “Ordinary
wear and L™ shall not inchade any (amage of deterionton that would by pood practice. iR the fodegesng. if the
Lessoe occupies the Premine for 12 months or less, then. SULDTECT L0 Paragraph 55 ussee shall sumender the Preméses in the ssme condion as
M»wmwmmmmmmmmmw Liessee shall repalr any damage by tha or
removal of Trade Fixtures, Lesses owned Alterafions and/or Utility d o weidl a3 ol aety stoqape tank installed by of
fior Lessee. wmmmmmmmmummw ontothe Presmises by of for Lesses, or oy third party [ewoept
Harardous Substances which wene wia of the Proyect] 10 the level specfied in Applicable Requirements. Trade:
mmmmmmdmmmumwm Ay perional property of Lesses ol an of befare Date o amy
arlier lermi date shadl b Brvw bpen abandoned by Lesser and may be disposed of of retsingd by Lessor 3t Lessor may desire. The faliure by Lesset
1o timely vacate the Premises puriuant to this Paragraph 7.80c) without the express written consent of Lessor thall constitute 3 holdover under the provisions of
Paragraph 26 below,

insurance; indemnity.
[ &1 mdm The cost of the premiuems for th [t oY be carried by Lessor, pursuant to Paragraphs 2.2(b), 5.3{3) and
8:3(b). shall lbe 3 C @ W Expere. mnuudsmwm’mhmddhumdﬂvhmmum
wmmummmuww

B3 Uability imsurance.

{a} Carried by Lessew. Lesses shall obtain and keep in force 3 Commarcial General Liability policy of Lesade and L an
addutional inssrcd againat claemd for boddy injury, perional ipury and property damage based upon or ariing out of the D, st or of
thee Premises and all sreas appurtenant thereto. Such hall b on 3N oL g g COVETgE I N dmdiunt rot less than 1,000,000
per. e wiLh an al aggregate of not less than $2.000,000. Lﬁmﬂﬂlﬂﬂuﬂmnm imwred by of an endo 3t leas a3 broad
axthe Service Orgar 13 Managers or Lessors of Premises” Endorsement. The policy shall not contain aey intra-insured exchagions
mmmmuwuﬂmw!«mmmmlmuumm’h“mdm
intemnty obligations under this Lease. The lmits of said infurance shall not, howarver, Bmat the lability of Lessee nor refieve Lesses of any obiligation hereunder.
Lessen shall provide an sndomement on its Habdity policy(kes) which peovides that s insurande shall be primady Toand not contributody with amy umiar insurance
carvied by Lcsor, whooe shall be con ey oy,

b} Carvied by Lessor. Leszor thall maintain Eatsbty inmerance o describod in Paragraph 8.2(2), in addition to, and not n beu of, the intutance requined to
Be malained by LEtsee. Linses whall not be named 55 an sdditional insured therein,

B3 Property Building, and Rental Value.
{2l Building and improvements, Lesor shall obtain and keep in force 2 policy o polickes of insurance in the name of Lessor, with lox payable to Lessar,
oy ground-lesior, dnd to sy Lender intusng loss of damage to the Premises. mmdmwﬂﬂhwmmﬂmﬂmmd
e Pramites, 35 the same thall exist from time to time, of the smount reguired by amy Lender, But in no evend mane than the r
nsurable value thersol Lesses O and Liility mmmmﬁmmmumwmmwm "
the coverage i svailable and commencially appropriate, such policy or policies shall insure againgt ol risks of dinect physical logs or damage (esoept the pefits of flood
mmmww:mlmmhmmmwmﬁmw ! g the
o ‘o aavy portion of the Premices as the resuli of 2 covered loss. Said policy or policies $hall 380 Contain A Agreed luation

i i of 3wy ek wakver of o and eauing an in nthe annual propérly Induance Cowerage
mw.molnumwwmu,iwﬁwmwmm&ruwmtmhmwmwmmmm
areiocated. If such indurdne Coverage has.a shall not exceed $5,000 per corumence.

Rental Value u:umMmmmmmhuanqumuﬂqmﬂmmhmwmuwwwmm
et bos of the Bl Rt for o yeas with an pesrod of for an V50 darys (TRental Value insuranoe”). Sasd insurance shod Contin an
agreed valuATON pronision in lea of sy comndurnee cdauts, and the amont of coverage shall be sdiusted annually to reflect the projected Rent otherwise payable by
Lesgee, for the neat 12 month penod.

[t} Adjscent Premises. Lesses shall payfor any intrease in the premiums for the property insurance of the Building and lor the Comemon Aeat of other
auildings in T Progect if sakd increase is couied by Ledses's SO0, OMiRLond, use of socupancy of the Premises.

4]  Lessoc's improvements. Snce Lessor b the Inguring Party, Lessor thall not be required 10 insurg Lesice Qwned and Unbgy
unlest the em in queition has become the property of Lessor under the terms of this Lease.
B4 Lesses’s Property: Business. Worker's C
(3} Propevty Damage. Levsee shall obtain and masntsin nsurance cowerage on 3ll of Lesset's personal progerty, Trade Fatures, and Lesses Ownod
AReratons 3ad Such shall be full replacernent cost Eowerage with 3 deductible of not to ecesd 51,000 per occurrence. The proceeds
froem any such ingurance shall be used by Lossee for the replacemant of persoaal property, Trade Fixtures and Ledsee Qwned and

it Dusineis interruption. mwwwwmﬂmeWWMmuﬂmmmmr
indirect loss. of eamings aftributable to all perils commonly insured against by prudent lessees in the busingss of Lesses of Jttibutable 1o prewennion of access to the
Premises as 3 result of such perils.

f£)  Worker's Compentation Inturance. Lesiee shall obtain and maintain Werker's Compensation Msurdnoe in such Jmount 25 may be required by
Applicable Requirements. Such polcy shall intiude 3 “Waker of Sublogation’ sndorement. Lessee hall provide Lessor with 3 ooy of Such endorsement along with
the certificate of insurance or copy of the policy required by paragraph 8.5

ox e o
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id) Mo Representacion of Adequate Coverage. Letoor makes nd reprasentanon that the bems or forms of coverage of inzurance specified havein are
mummmmmwmmum
Policies. be by ing the policy term a 1 Rating” of ot beast A-, VI,

umhmnmmmmumsmm’am ather rating a1 may be fequired by alender. Letuse thall notdo or parmit 1o be done
anything which imalidates the reguined insurance polcies. Lessee tholl, prior o the 52301 Date, deliver 1o Lestor cemfied copses of policias of such insurance or
certifcites with copies of the reguired endonements evidencing the existence and amounts of the required No. whall b dable or faibiect
umﬂmmnmmmmum Letsre Lhall, 31 et mlmaﬂrwmdeumnﬂmhmmmhmur

3y Lenders” v g renewal theneol, of Lessor mayincreass hig Kability ingurance coverage and charge the cost thereof to Lesses, which
‘amaunt shall be payabée by Lessee 1o Lissor upon demand. Suth policies thall be for o herm of 2 least one year, of the length of the remaining term of this Lease,
witachiver b leas. M aithar Party shall (il 10 procurs Snd Maniain the IRdurancs regquirsd o b camind by i, tha other Party mary, But thall not be reguined 1o, procune
and mairtain the same,

86 Wabver of Subrogation. Without alfccting any other rights o roemedci, Lessor and Lossor cach A relicw Al wdkvg thelr entire
right 1o recover damages against the other, for loss of or damage Lo its property arising out of or incident 10 the perils required 1o be insured against henein. The
effect of such rebeases and wakvers is not limited by the amount of insurance carried or required, or by any deductibles applicablie herieto. The Parties. apres (o have:
theeir respective property damage insurance carmiers waive any right to sabrogation that such companies may have againe Lesaor of Lesser, a3 the case may be, 50
leng as the insurance i not invalidated thereby.

BT ndemnity. Except for Lessor's prons neglhgence of willful misconduct, Lecss thall indemnify, protect, defend and hold hanmbess the Premises, Lessor and
13 agents, LEssor's master of ground kasor, panneds and Lenders, from and gaint any and all claims, l6ss of rents 3ndfor damages, liéns, judgments, penalties,

and fees, anclfor Rabilithes arisng out of, Evohang, of in connection with, 3 Ereach of the Lease by Lessee snd for the use and/or
eripandy of the Promises and/or Project by Lestee and/or by Lesses's employess, CONMramon of imiliees . If sy 3tion of procesding i brought againg Lessor by
wiason of amy of (he forcgoing mattors, Lessee shall upon notice defend the same it Lessoe's oxpense by counsel roasonably satisfactony To Lessor and Lessor shall
cooperate with Lessee in such deferse. Lessor need not have first paid any such ciadm in order 10 be defended or indemnified.

B3 Evemption of Lessor and its Agents from Liability. Notwithstanding the negligence of breach of Ihis Lease by Lessor of TS agents, neher Lessor ner i3
‘agents shall be liable under sy Cirtumdtsndes for: (1) infury o damage 10 the PEFon OF SO0, wiits, merchandive o other (FORErty Of Lediee, Lesses's employees,

s, invites, %o her person inof about the Premises, whether such damage of inpury is caused by of resuits from fire, steam, chectricity, g35.
Wl O £3in, Indoar Jir quality, the presence of mold or from the breakge, leakige, bstruction of other defiects of pipes, fire sprinkiers, wires, dpplances, plumbing,
HVAL of lighting fixtures, o¢ from iy Ofher Caute, whether the waid injury o damage fesulty. from conditiont ariting upon the Premiced o upon other portions of the
Busbding, or from other sources of plsces, (i) 3oy darmages arsing from by 31 of neglect of any other tensnt of Lessor or from the failure of Letsor of fs agents (o
enfarce the provisions of sy other leate i the Progect, of (i) injury to Lesses's Business of for amy 1045 of income o profit therefrom. Instead, it i intended that
Letsee’s sole recownse in the event of such damages or npury be 10 file 3 claim o0 the ingurande polityfics) that Lessee i requited fomaintain parmuant 1o the
provisions of paragragh &,

B9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part 1o obtain or maintain the insurance required herein will expose LEssor 1o
Fisks and potentially caiuse LEiior bo Icuf costtnot contemplatied by this Lease, the extent of which will be diffcult o, gy, for afmy month
‘of porbon thereol Ehat Lessee does not malniain the requined insurance and/or does not provide Lessor with the requined binders or certificates evidencing the

of the required the Base Rent shall be increaned, withoo for notice to Lessee, by 00 amount equal to 10% of the
then existing Bate Rent or $100, whichever is greater. The parties agree that such increase in Base Rent rope fair 3 for the
additional rigk/eosts that Lessor will ineur by reasen of Lesces's faddure 1o maintain the required inturance, Such increase i Base Rent shallin no evert comtule 3
Wﬁ‘mwwhmmmhwﬂnhnﬂmmhmmwm#wd“m%mmm
or felie i this Lease.

9.  Damage or Destruction.
Definitions.

(3] “Premises Partisl Damage” thall o the o the other than Levses Dwned Alterations and Unility

wihvich can ber nth: uhulmhdﬂldmwamuﬁﬂ-mlwmmmlmwwﬁ
month’s Base Rient. Lassor shall nofify Lesses in writing within 30 days from the date of the damage Or defruction s 1o whether of not Tho damage i Parmial or Total.

fo} “Premizes Total Dettruction” thall mean dymage 0f destruction to The improvements on the Premies, other than Ledses Owned Allerytions and
Unility Inzaliations and Trade Fistunes, which cannat reasonabiy be repaired in 3 months or kss from the date of the damags of destracton andfor the tor thersol
exceeds 3 fum equal bo & monih's Base Benl. Lessor shall notify Lessoe inwriting within 30 days from the date of the damage or desinudiion 25 to whetheror not the
damage is Fartial or Totad,

“irsured Loss” o, on the Premises, other than Lessee Owned Alcrations and Utdity Installatons and

Trade Fuitunes, which wis Caused by 80 event requined 10 b Covired by the intursnce described in Paragraph B 3(a), irespective of any deductitie amousts of
coverage bends snvidved.

) w&rNlmmmmmwmmmmwhmammﬁmmhmm
existing bmamiediately prior therets, o debris i and upgrading requived by th of £, and without
for depresation.

fe} “Hasardous Substance Condition” shall mean the erosmente or dicoveny of 3 condition imoiving the presence of, or 8 contamination by, 2
Hazardous Substance, in, n, of under the Premises which requines restoration.

92 Porsyl Damogt - Mdured Loss. I3 Promiscs Partisl Damage IRt i a0 Ingured Logs 000urS, TGN LESs0r $hall, 30 LeSS0rs Supents, repair such damage (but
nat Lessee’s Trade Fixtunes of Lessee Owned and Uniity 5000 35 possible and this Lease shail continue in full force and effect;
provided, however, that Lessee shall, at Lessor's slection, make the repair of sy damage of destruction the total cost to repair of which is $10,000 or less, and, in wsch
#vent, Lesess chall make 3fy applicable inSurans proceads Ivaslable 10 LAL0se 6N 3 30N BAGE I ERAE pUrpocs. NOTwitherandeng the IoRegaing, I the fequired

iniursnce wrd not kn foree of the are not o effecy e Impuring Party shall P Sherage in ]
mmnmmanwnﬁﬂewnm b thee event, howevied, Sech shodtage was dus to the fact that, by reasan of the unigue nature of the improvements, full
replaternent (ot Insurance andd avallable, Lissor shall b 10 iy for the shortage
mmmmmwdmmuﬂulmmwmmmnﬁ , Of mmﬂn

Tedlowing receipt of witten natice of such shortage snd request therefor, If Lessar recenves cald funds of adequate assurance thersol within said 10 day period, the
party responsible for mading the nepairs shall COMpIEte Tham 35 SO0M 3% Feasonably possitae and this Lease shall remain in full fonce and efiect. o soch funds or
DBATAnG 36 NG Te0Eh, LESEOr My tdwirthihei shiot by wilthin nolice 1o Lestes within 10 diys theneafter to: (1) make tuth remoration and mpairad i

ooemmaercially reasonable with Lessor paying ahy shortape in procesds, inwhich case this Lease shall remain in full foroe and effect, or (ii) have this Lease § 30
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daythereafter. Lessee thall not be entithed 1o reimbursement of sy hunds contributed by Lesien 1o fepair afy such damage of destraction. Premises Partial Damase

due 1o floced o earthquake shall be subject to Paragraph 9.3, e may be some pe. but the net dis of amy such
shall be made avallabie for the repaérs i made by either Party.
91 Partisl Damage - L Loss, M3 Premites it not an incured Lods oecurs, ke cauted by 3 neglgent of willlul act of Lesses fin

which evert Lessee shall make (he repairs 31 Lesses's expense], Lessor may cither: (1] repair such damage 35 s00n 35 reasonably possible a1 Lessor's experse (subject
0 FEmbursement puriuant to Paragraph 4.2), in which event this Lease shall continue in full fonte and effect, o () terminate this Lease by ghang wiltten natice 1o
Leiee within 10 days after receipt by Letior of knowledpe of the occurrence of such damage. Such termination thall be effective 60 doys Sollowing the date of such
PETce. |7 e ent Lessor elects Lo termenate this Lease, Lesses shall have the right within 10 days aft of the B written notice 1o
Lessor of Lessee"s commitmant 1o pay fior the repair of such damage without resmbursemment from Lessor. Lesses shall provide Lecsoe with said funds or satisfactory
ascurance thereol within 30 days sfter making such commitment. In such dvent this Lease thall continue in full foroe snd effect, and Lessor thall prodeed 10 maks
such repairs a5 soon as reasonably possible afer the reguined funds are available, I Lessee dowes ot make the reguired this Leams shall ol
the date in the

94 Total Destruction. Motwithetanding amy othes provigion bereol, if 3 Premides Total Destruction octurs, this Lease shall terminate 60 dayt following such
Destruction. If the domage or deruction was caused by the gr e or isconduct of Lessee, Lessor shall have the right 1o recowver Lessor's damages.
from Lessee, exept a5 provided in Paragraph 8.6.

95 Demage Near End of Term. st amy time during the (2 & months of this Lease there is damage for which the cost to repair exceeds one month's Base
Rt whether of ROt am INSured Lows, Lessor may termanate this Lease efiective 60 doys folkowing the date of occurrente of such damape by gving 2 written
termination notice 1o Lesee within 30 days after the date of otournence of tuch damage. Notwithstanding the focsgoing, if Leswee 3t that Time has an exertizsblie
wummmuuwmwmwnmmmmhlﬂmmwwmmmmwm

ds for f) meeded to rale the repairs on o belore the earer of (i) tha date whath is 10 days sfter Lessee’s receipt of
LEEsor's writhe PUrPOTTING thas Lease, of (i) the day priod to the date upon which sisch option expires. i Lesses duly smercites such option during
ssch perind and provides Lessof with funds (of sdequate asserance theneof) T Cover 3ty Shomage in insurande proceeds, Lessor shall, 3t Lessor's commencially
reaonabie expente, repdir uch damage % $00n 7% reasonably poscible and this Lexse thall continue in full force and effect, I Lesvee fails to emtvcite such option and
provide such funds or asturance during such penod, then ths Lease tholl terminate on the date cpecified in the tenmination motice and Lewses’s option thall be
entigaished.

26 of Reni; Lesses

i) In the event of . 'wrtial Damaps or Total Destruction or 8 Harssdous Substance Condition foe which Lesses ot
nespandible under this Leate, the fent payable by Lestee for the peviod required for the repair, remediation of restoration of such damage thall be sbated in
proportion to the degree to whach Letsee’s use of the Premises is impained, but not to sxcend the proceeds recstved from the Rental Vales inqurance, AR other
oblgations of Lesses hansunder chall be performed by Lewses, and Lessos shall have no lsbalty for amy such damage, destruction, remedation, repadr of regontion
except as provided hansin.,

(-] M Lessor is epair o restons the Premises and does not e, ina and wary, Such repaln of
nestoration within {150 days afier such obligation shall accrue, Lesses may, 2t any time prics to the commencement of wch repair or restoration, give wristen

notice b Lessor and to any Lenders of which Lesses has actual notion, of Lesses'’s election 10 ierminate this Lease on a date not less than [} days following the
iving of such notice. If Lesses gives such notioe and such repair of restoration i not commenced within 30 days therealten, this Lease shall terminate a3 of the date
specified in sald notice, uwwumummmmmmmwmhmwmm “Commence” shall mean
wigher e wng of thee pr ol the required plans, or the beginning of the actual work on the Premizes, whichever first oocurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.20g) or Paragroph 9, an equitable sdpustment shall be made
Condenmng sdvance Base Rent and ary obher advanoe payments made by Lesses to Lewsor. Lesior thall, in sddition, returs b0 Liasss 5o much of Lessee's Seourity
Depaorsit a3 had Aol been, OF b Aot then riquired 1O be, uied by Leisar

10 Real Property Tames.

10.1 Definition. Asuied herein, the term “Real Property Taxes™ shall inchudn any form of assessment; real estate, peneral, special, ordinany o extracedinary, or
rental levy of tax [cther than inherizance, Perional iosme of e2ate taet); smprovement bond; and/or cense foe mpostd Wpan of kvied 3gaing any legal of
wmamhwmmmummmmu«mwamw“mmmmum

power B0 taxand funds 0 The Propect addeess. The teerm “Real Property Tases® shall sl nchade sy tax, fee, bevy, assesiment
o Ehange, awmmmmwmdmmmthm of this Lease, including but pot limited 10, & change in the ownership of
the Progect, (i) & L andfior (] levied o aiewied On Madhinery of cquipeent prinided by Lessor 1o Lesses purtuant 10 this Lease.

In calculating Real Property Taues for any caleedar year, Ehe el Property Tases for sy real estale i yoar shall be inchuded in the calculation of Real Property Tases
for such calendar year bated upon the number of dmys which sach calerdar year and tis year have 0 Comamon.

0.2 Payment of Tases. FRCEDE a5 SENCrwise prowidod in Paragraph 10.3, Lezsor shall pay the Real Property Tancs appicable 10 the Project, and s paymints
shall be inchaded in the calculation.of Common Anes Oy n B with the of Faragraph 4.2,

103 Additional improvements. Common Anca Operating Expenses shall not include Real Property Taxes specified wn the fax avsessor's reconds and work sheets
s being caused by additional improvements plaoed upon ths Project by other keuuees of by Lestor for the exclusihe enpoyment of such oTher lessees.
[Paragraph 10.2 hereol, Lesses shall, however, pay to Lissor at the time Comenan Aned Operatng Espended e poyable under Paragraph 4.2, the entsnety of amy
lincraase in Real Property Taed if assessed solely by reason of Alterations, Trade Fixtures of Urility installations plaged upon the Premices by Lesiee or a1 Lesses's
requeest of by neason of any alterations o improvemants 1o the Promises made by Lossor sulsoguent Uothe exetution of this Loxse by the Parties.

104 Jobnt Assessment. if the Buikting i1 Aot separately ssessed, Redl Property Taned sliocatid to the Building shall be sn equitsble proportion of the Real
mumh:hlﬂﬂw“udwmmmwwmmmuumwwmw

valutions susigned in the assesors work sheets of such other | ation at may be oy . Legsor's s thereod, in good faith,
shalibe conclusive.
:usmmmmmmmum-uwwwmmmmmmm
Imstalanons, Trade Fintunes, furnishings, operty of Lesios d i the ‘Whan poasible, Leses thall caune its Lexsse
Mwwuﬂwmmm 4 and all gther operty to be frowm the real

proparty of Lessor. W any of Lessee’s wid property shall be assessed with Lessor's real property, Letoee shall pay Letsor the tames attributable to Lesses's property
weithin 10 days after receiptof & written statement tetting lorth the tises spplcable 10 Letiee’s propay.

1L Unifiies and Services. Lesuee chall poy for 38 water, g2, heat, ight, power, teisphane, trath dispasal and other utilines and tervices supplied 1o the s,
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together with any fees thereon. Motwithaanding the provisons of Pargraph 2.2, If 23 amy time in Lessor's sole judgment, Lestor determanes that Lessee b using @
BERNOPOTHIONINE TGN Of wlisd, SCIICtY OF GUNET COMTRly MEtered WIle:, OF that LSt i GEnerating such g volamie of trash 3510 Fequing n increase
in the sine of the trash receptacle and/or an increase in the number of times per month that it b ernptied, then Lessor may wwl&mhnm
equeal 1o such increated conts. There shall be no abatement of Rent and Lessor thall not be babile (o iy neipect for the &

or disconfinuance of any utility or senvice due to rot, strike, labor dispute, mm.mwmmmm-wmwh
cooperation with govermmental request of directions.

11 Assignment and Subletting.

| 121 vessors consemtmequied, Subject to Paragraph 62
(3} Lessee shallnot voluntanly or by cperation of Lw assgn, transler, momgage or f ¥, “asdgn or ") of subiket all o any
part of Lessee's interest in this Lease or in the Promises without Lessor's prior wiitton consont.
() Unlets Lessee b 8 corporation and its stock s publicly 2 nuational achange in the control of Lessee shall consttute a0
I assigneent requiring consent. Thi randfer, on a cumulathe basis, of 5 1225 or more of the woting i of Lessed thall 2 change in control fiof this
PO
(&) The imastverment of Lessow of its assets in any or series of [y wary of merger, sale, acquisition, financing, transier, keveraged

oot O pUherwise], whether of nol 3 lormal ssshgniment of ypothecation of this Ledse of Lessase™s 3550t DOurs, which results of will result in 2 reduetion of the
Net Worth of Lissee by an amount grester than 25%.of such Net Worth 25 i was répresénted 5t the time of the execution of this Lesse oF 31 the time of the most
recent assignment to which Lessor has consented, of s it exiits immodiatoly prior to soid transsction o T whichever wat of ks
thMJdemummmwhw "Nt Worth of Lessae™ shall mean the net worth of Lessse
undcr gencrally sceptod acgounting principics.

Iﬂ An assignment of subletting withowt consent shall, st Lessor's option, be a Default curabide afler notice per Paragraph 13.1(d], 0f & noncurable Breach
wrthon thi rcessity of aey notice and grace perkod, I Lessor chotts 1o et such g s ireach, Lessor may either: (i)
terminate this Lease, or () upon 30 days written notice, introane the monthly Base Rent to 110% of the Base Rent then in effect, Further, in the event of such Breach
and rental adjustment, [f) the purchase price of any option to purchase the Premises hoid by Lessor shall be subject to similar adjustment to 110% of the price

previously in effect. and (ii) 3l fied and non-fued I 1 ing the of the Lease term shall be intreased o 110% of the stheduled
adjusted rent.

el mwvwh-#dwmwwwhwwmmmww

il Lessor may reasonably withbold consent to 2 proposed if Lessee s fault ot the

73] hmm:ammdmHﬂilu.lt.hmhuhn.uhmdnlmmuﬁu'h
cpnnection with the ingZalation of 3 vending maching or shall mot a
| 122 memsana and Subject to Paragraph 62

1a) Regardiess of Lessor’s Content, noasEpnment or subleming shall : {ij be effective wathout the expnest wiithen attumption by such asignee or
suthesses of the obiganions of Lesses under this Lease, (i) release Lessee of aty cdiigarions herednder, of [ii) alter the primary iabilty of Lesses for the payment af
Rievit o fow U pviormande of by othed obligations mmmmwbmm

b} Lessor may accept Rent of pe from any person other than ending approval or o an ansigr
Nedther 3 delay in the app sapproval of such 'nrl.li: of Rent or perl shadl omuwdw;.wm
SR % rermedies for Litsee's Delaul o Rreach.

(€} Lecior's consent 10 my o shallnot 3 CORGENE 10 By o fubd

{d) i the event of sy Default o Breach by Lessee, Lessor may protesd directly against Lessee, any Guarantons or anyone chis responuble fof the
performance of Lessee’s obligations. under Lhis Lease, assignoe of without Brit exhausting Lessor's remedcs against ary othes parson o

entity responaible therelor o Lessor, or any security held by Lessor,
e} Each request for consent to.an assignment or subletiing shall be in writing. accompanked by information relevant to Lessor’s determination 35 to the

finamcial and operational responsiblity and appropriateness of the ed agnee oF nat kmited to the intended vie and/ior requined
Mmumwuwwmamuﬁms for Ledsor's Vg and a3id Fequest. Lessee BErees 10 provide Lessor
with such other of az may be

{See 36)

n mmiummmmmwmdmmmmqmunmhmammm
of the Premises or any poction thereod, be deemed to hawe astamed and agreed to conform and comply with each and every term, covenant, condition and obisgation
harein 1o be observed or parformed by Lecsse duning the term of said AtEgnment or subleate, ather than suth obiganont a1 a0 contrany 1o of iNonuent with
prowviskars of an assignemant of subilesse to which Lezsor has specially consented to in writing.

{g) Lessor's corment bo amy assgnment or subletting shall not transler to the assignee or sublessee any Option granted to the ofiginal Lessee by this Lease
wnless such transler b5 specifically consented to by Lessor in writing. [See Paragraph 39.2)

123 Terms and C: o The vermes and Apphy Lo ary v Lesses of 28 oF 2y part of
e Prismiscs. and ghll e decmed incloded in ol subleases under this Loase whether of nol expressly InCorporatid thensia:

(2} Lessee hereby assigns. and translers 1o Lessor ol of Lessee's interest in a8l Rent pavable 0n amy sublease, and Lessor may collect such Rend and apply
s toward Lesset's obligations under this Lease; provided, howew, that until 3 Broach shall occur in the of Lisssee’s 3. Lessot may ollect
s3id Bent. In the event that the amount collected by Lessor exceeds Lessee's then owtstanding obligations any such eacess shall bé refunded to Lessee. Lessor shall
nat, by reasan of the faregoing or any assignment of weh subleate, nor by reason of the collection of Rent, be deemed lable 1o the ublesses for any fallure of Lesses.
to perform and comply with any of Lesses's obligations 10 uch ubleises. Leaiee heneby ULk 15 iy Skich upon recept of &
wristen natice from Lessos stating that a freach mesty in the perh i Lrisee’s 0Bl this Leane, to pay 1o Lessor adl Rent dueand to become due
under the subleats. Sublessee shall rely upon any such notice from Lessor and shall pay ait Rents 1o Lessor without any cbigation or right to nquine as 1o whether
such Breach exists, notwithstanding amy claim from Lesses 10 the contrary.

6} tnvhe evenn of 3 Breach by Letsse, Lestor may 3T A0S OpTOn, require fublecuss 1o 3000m 1o Letsod, i which svwent Lessor thall undertals the

of it subl under frgem the Time of thé exbrzize of o the ion of wth Lessor shall mot be
Tapbler fior arry prepaid rents or security deposit pakd by suth sublessee to ach sublessor or for any prior Defaults or fireaches of such sublletsar.

fel  Ary matter requining the consent of the under & shall uire: the content of Lessae,

4] Mo sublessee shall further assign o sublet 380 any pant of the Premises without Lesior's prior writhen consent.

e} Lessor shall delver a copy of any notice of Default or Breach by Lessee to the sublesses, who shall ive the right 10 cure The: Defaull of Lesiee within
ihe grace period, i any, in The aright of reimbursement and offset from 3nd againit Lesses for any fuch Defslts cured by
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the sublessee.

13  Defasult; Breach; Remodics.,
13.1 Default; Breach. A “Default” i defined a5 2 faiure by the Lesst 19 comply with o¢ pertonm any of the terms, covenants, conditions or Rules and
Regulations under thisLoase. A “Breach” is defined as the octurnence of one or more of the folicwing Defaults, and the tailure of Lasses 1o cune such Default within
My IPECIbIE grace pevhod:
[EY mmdmm:mdeMWWMIwmwﬂMwWﬁe
coverage of the property In Paragraph £.3 is jeopardized &4 3 result thereof, of wihoud o
wandalizm,

11-1] ‘lhlvhrnl'l.mhhmwwu‘muwmmwwhmwmm.mumawam
Py, when due, i evidence of o suncty bond, o to futhll any obligation under this Lease which endangers or threatens Ife or
property. where such failure tontiues for s period of 3 business devs following wristen note to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL BATMENT OF
RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDENG LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
P MESES

1] 'I'!-blunﬂmwhwmnwmmMMummummwmmmvm
Puisance, and/for an iliegal activity on the Premises by Losios, whece fuch Sctions continue for s period of 3 business days loliowing writtea notice 1o Lesses. In the
Event that Lessess COmmiLs waste, 3 nusasnce or 30 lkegal activity 2 second time (hen, the Lessor may #hect 10 178t sich conduct as & on-curabile Broach rather than 3
Dwtault.

Id)  The fadure by Lessee 1o provide (1) reasonabile written af with q 1) the send i) 1o

of an sharized sisgn {iv] an Extoppe] Certificate of financial 1 1) o \§ 3y
fuaranty andjor Guarantor, (vi) amy document nequested under Paragraph 41, (vill) material safety data sheets (MSOS), o () iy Dther documentasion of

which Lisgior may Mﬂmmmmuummmmmwh.mﬂmmmm
notion o Leswes.

fe) A Default by Lesses as to ik, pr of this Lease, or of the rules sdoptod under Parsgraph 2.9 hencol, other than
mmmhmmuihuhucjummmmwmu-munmn«mwmm,wu
the nature of Lessee’s Delault b such that more than 30 duys 3 reasonably required 10f S cure, then B chall not be deemed 1o be a Breach if Lesses commences
such cure withen 13 30 day périod and thereafer diigently such cure to

i nummﬂwdmhlm‘mmmmuwwmwwhmmdmmml
“debror” a3 defined in 11U S.C.§ 101 o¢ 3oy succersor statute thereto (unless, in the case of a petitson fled aginst Lessee, the same s dismissed within 60 days); (5]
the appaintment of a trustos or recehver t0 take powsession of substantially ol of Levsee’s aumets 5ocated at the Premises of of Lesise's inleredt In this Liase, whers
PoTEELEon it not restored 1o Lessee within 30 days: of (iv] the SEachment, esccution or othes judheil seisure of substantially 38 of Lessee™s asicts located at the
Fremines or of Lessee's interest in this Lease, whene such Ssiriare b nol within 30 days; herwever, in thy T iy of this
subparagraph s contrary 15 sy Spokisbic Law, such provision shall be of no force or effect, 3nd nolatiect the validity of the remaining provisions.

g} The discovery that any financial statement of Lesser or of anmy Guarantor given 10 Lessor was materially fabus,

My Wihe of Lessee’s thid Ledse s guavantesd: {1 the deathol al () the of ‘s labdity
WAER FESDECE 10 Uhis Ledas Sthes Than i sccordance with the terms of such guaranty, (i) 3 5 mnzabvend of fhe: a filing, [w) &
Guarantor's refusal 1o hanor the guaranty, of |v) 8 Guarantor's beesch bl on an ¥ biatis, and Lesse's fadlure, withan 60 days following
written Aotice of amy such event, 1o provide written alernative 3HATINCT O JECWiTy, which, when coupled with The then existing resources of Lessse, squals of
eceeds the combined financial resournces of Lestes and the Guarantons that existed at the tme of exetution of this Lease.

13.2 Remedies. l'!.ememhmmduMMummmmmmmwh“ummm
notige], Lessor may, at its option, perform such duty or GbAganon on Lesies's behal, including but not kmited to the obtaining of reasonably required bonds,
insurance policies, or governmiental ieenaes, permits of Jppiovals. Lesses shall pay to Lessor an amount squal 1o 115% of the costs and experses incurred by Lessor
I 300 pEriormance upon receipt of an imvoice therefor, I the event of aBreach, Lessor may. with of without further notice or dermand, and without limiting Lessor
inthe exercise of amy right or remedy which Lessor may have by teason of such Brpach:

[a)  Terminate Lesseo's rght 10 podsesiion of the Premises by any lewful means, in which case this Loase shal and L Y
mmmmnw.hwﬁmmﬂhmwmmmrmmmmmmmmumwam;
() the worth at the fime of award of the amaunt by which the unpaid nend which would have been earmed aiter bermination ungil the tieme of sward cxceeds the
amount of such rental koss that the Lesses proves been rolded; (i) the worth 1 the time of award of the amount by which the unpaid rent for
wmdMWMmumﬁmmhmdmmmwmmmmuwmmmmuwm
mwwmhdwmmmwmmmunumnmmmmawmnhm

course of things would be Fikely to result thevefrom, including but not kmited 1o the cost of e the |l of peletting, including
¥ and of the Premice, vy bees, and of 3ty hedsing paid by Lessor in with this
Lease appleabie tothe unexpined term of this Lease, The worth at the time of award of the amount referred 16 in pr (i) of

eding

setenie shall be computed by drscounting such amount at the dicount Fate of the Federal Reserve Bank of th Drtnct within which the Premises, are located at the
time of award plus one percent. Efiorts by Ledsor 1o mitigate damages clused by Lessee's Braach of this Lease shall not wain LESSOr's right 10 recover any damages 1o
wﬁmammﬂmwumkmwmwmumumwmmnm»w
In zuch proceeding any unpaid Rent and damages a3 are recoverable thercin, of Lessor may reserve: the right to recover all of 0y part thereod in 3 3epaate ws. i 3
mdummmmmw:u.:mmmm;mummuM¢wmwmmmmmmM
detaines matute shal abo constitute the notice required by Paragraph 13.1. In such cate, the applicabile grace period requined by Paragraph 13.1 and the untawful
ﬂmmmrmwmwhﬂnﬂmmnnmmmmmﬂhmmmm“mﬁmhﬁmmut
detaintr and a Breach of this Lease entithng Lessor 10 the remedies provided for in this Leage 3nd/or by said satute.

) Comtinue the Laats i Lessee's right to potseson and retover the Rent 34 1t bocormes due, in whith ¢l Lesios may sublet of assign, subiect onby
w 1+ Actsof efforts to relet, and/for the appointment of a receiver 10 protect the Lessor's intenests, shall not constitute 3
termination of the Lessee’s right 1o possession.

(] l‘mwwmwnwwmmMWIhmwmmummmwmmm.mm
©f termination of this Lease and/or the termination of Lessee’s right to possesson shaill not relieve Lesses from kabilly uhder soy indemnity provisions of 1his Lease
3 Lo MAtters OCOWTING OF Jccruing during thee term heveof or by fesson of Lettss's octupancy of the Premes.

133 Ary foe froe o abated rent of other charges, the cost of tenant improverents for Lessee podd for or performed by
Lestr, or for the ighing O paying by Lessor to o for Lissser of any cash of other bonus, inducsment o¢ contideration for Lessee's entering into this Lease, all of whith

s i~ 2
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concessions ane hereinafter referred 025 “Indutement Provisions.” shall be deemed conditioned upon Lesiee™s full and fathful performante of ol of the terms,
CineEniait dnd conditions of this Lease. Upon Breach of this Lease by Lessee, any such inducement Provision shall automatically e deemed deleted from this Laase
and of no further borce or effect, and any rend, other charge, mmummmwumwmmmm
shall be dueand payable by Lessee 1o Lewsoe, i vy S cure of Lk ch by Letsee. The acoeptance by
mdmau-muuummmmmwuumMmum.mmmammgmm
¥ 30 stabed an writing by Lesior ot the time of such scoeptance,

134 l-lﬂﬂ-'ll- hereby athnowlecges that late payment by Lesses of Hent will cuse Lesstr 10 ncur eosts mot contemplatd by this Lease, the exct
ameunt of which will be extremely difficull 1o ascertain, Such costs include, but ate nof limited to, procetsing and sccounting charges, and tate charges which may be
impoted upon Lesior by amy Lender, Accordingly, i any Rent thall not be received by Lessor within days after such amount shall be dist, then, withaut sy
requinement for notice to Lestes, Leties thall immediately pay 1o Lessor 3 one-time late charge equal to 107 of exch much cverdue dmound o $100, whichever
greater. The parties hereby agres that such Late chasge afairand ok of th Lessor will incur by reason of such lste payment.
Acteptance of such tate tharge by Lestor shall in no event contitute o waiver of Lesses's Default of Breach with respect 10 Suth cverdus amount, nos prevent the
exercine of amyof the other rights and remodies granted hereunder. Inthe event that 3 L% change is payatie wehther or ford
nampliments of Base Hent, then notwithstanding any prowision of this Lease 1o the contrary, Base Rent shall, 3t Lessor's option, becomse dut and payabde quartedy m
wdvance.

135 Interest. Ay mOAetany payment dut Lessor hereunder, other than lage charge, not received by Lessor, when due shall bear interest from the 315t day
sfter i was due. The interes (“interest™) charped shall be computed at the rate of 10% per annum but shall not exceed the masimeam rate sllowed by taw, Intorest is
payable in 2ddition to the potential bate change provided for in Paragraph 11.4.

136 Breach by Lessar.

(3] Motice of Bresch. Lewsar thall not be deemed in breach of This Lease unbess Lessor fails within 3 reasonable time 1o perform an obligation requined 1o
be performed by Lessoe, For purpotes of this Paragraph, & redsonable time shall inno event be less than 30 days sfer receipt by Lessos, and any Lender whode name
20 sidress $hall huree been furnished to Lesses in wiiting for sueh purpose, of writhen fotioe itying whenein such Léfsor has not been performed;
provided, howewer, that il the nature of Lessor's obligation is such that moee than 30 days are reasonably required for s performance, then Lessor shall nod be in
beradh if performande & commenced within twch 30 day penod and therealier diligently pursued to completion.

{k]  Performance by Lesses on Behallof Lessor. In the event that Aeither Lessor nor Lender cunes said botach within 30 days alter receipt of said natice,
of if having commenced said cure they do not diigently pursue it 1o completion, then Lewses may slact 1o cure 5340 broach 3 Lesset’s cxpense and offset from Rent
wmwmmmmmmm,mmmmmmeﬂummﬂwmmdwmhmumr
tha Sacurity Deposit, resening Lessee's right to neimbursernant from Lessor for any such expense in exess of such offet. Lessee shall document the cost of said cure
and cupply Likd dotumentation Lo Lessor.

14. Condemnation, if the Fremises or any portion thereof are taken under the power of erinent domain or sold under th threat of the emencise of L power
[callectively “Condemnation”), this Lease shall terminate a5 to the part taken 3500 thes date the condemning Suthority take: Tl of POtLattion, whichéver it octurs.
Hmong than 10% of the floor area of tha Uni, of mode than 25% of (he parking ipaces i laken by Condemeation, Lesuee may, af Lewses's option, to be exercised in
WrRing within mw:mwmmwwmmummmmmmummmmwa«ﬂnm
ythibe have taken terminate this Lease as of the date the cond ¥ lakes B Leisow dows Aot benminate this Lease In
mmmmwmmwmMwwmuwww#mmmwummmmmnm
n 1o the wiility of the caused by such Condemnation. Condamnation swards sndfor payments thall be the property of Lesior,
‘wehathar sisch e e 4 for di ion n value of the the vale of the part taken, or for severancn damages; provided,
Py, that Lesse shall be entitied to any paid by the for Lesset's loss of business goodwill and/for Trade Fixtunes,
mmhmmmwumummwmwmmdmmummmum:mmuwm
by Lessee, fior purposes of Condemnnation only, shall e tonskdencd the property of ths Lestes and Lessee thal be iy aidd 4l hich s
payable therefor, In the event that this Lease is not terminated by reason of the Condemnation, Ledsor chall repair any damage to the Premises caused by such
Condefmnation.

15, Brokerage Foos.

15.1 Additional Commizsion. in addiDon to the payments cwed pursuant to Paragraph 1.10 above, Lessor agrecs that: (o] If Letsee exsrcises smy Option, (5] &
Lessee of anyone alfiliated with Lesses 3oquings fromiLassor ny rights 10 th Premises of SIher promrssd owned by Lessor and located within the Project. (£) i Lesuss
reenaing n possession of the Premizes, with 1he consent of Lessor, after the expiration of this Lease, or (4] 6 Base Rent ks increased, whather by agroamant or

vof an cha n, Ehen, Lessor shall pay Brokers afee in atcordance with the fee schedale of the Brokers in cfiect 52 the time th Leate wat
exeruted.
15.2 Assumption of Obligations. Ady buyer of randlerce of Levsor's interest in this Lease thall be decmed to have assumed Lessor's obligation hereunder.
[Brokers shall be third party ol of the of Pa .20, 15, 22 a0 31. M Lessor fails to pay to Brokers any amounts due s and for brokerage

fiees pertaining to this Leate whon dust, then toch smounts shall acoroe IRtere. 16 33dmon, if Ledsor tails bo pay sy amounts to Lestes’s Broker when due, Letuse's
Troker may Send written NGte o Lessor and Lessoe of such Taiure and if Lessor fails B0 pay such amounts within 10 days after saad notce, Lessee shall pay said
monics to its Broker and offset such amounts againit Rent. in addition, Lesses's Broker shall be deemed to be.a thind party ol any g
mmhmmmwmsmmmmmdmmmhm
153 Repr Broker Ledtad uhd dach and warrant to the other that it has had no dealings with any

wmnmwawmmmmuwﬂhmmmum.mmmnwmmwun-dmuuumuw

or finder's foe Ton ith. Leasew and Lessor do sach hereby Sgnes 1o indemally, protect, defend and hold the other harmiless from and
agains: liability for O ChOFpes. miany be claimed by any such unnamed broker, finder or other similer party by reason of any dealings.or sctions of
16 Estoppel Certificates.

{3} Each Party (33 "Responding Party”) shall within 10 days after writhen notice from Lhe other Party (the “Requeiting Party”) exscuts, scknowledge nd
mwwmmamhmhwmwummwwm form publeched BY AR CRE, phos such additional

a5 many be

i thir Party.
m nmwmmmwmu defivet the Estoppel Certificate withan such 10 doy period, the Requenting Party may execute a0
Cortificate stating that: (1] the Lease b5 in full forge and effect without modification except as may be represented by the Requesting Party, (i) there are no
mmmmmwm and () if Lessor is the Requesting Party, not maone than one month’s rent has been paid in advance.

pun 3 ey fely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from the
:& Page 12017
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Eruth of the facts contained in said Certificate. Insddifion, Lectes stincuviedige that Jay fallure on its part 10 provide such a0 Estoppel Cerihcat will expose Lessor
to risks and pofentially cause Lessor 1o ineur costs not. + By this Leate, of which wil be y dific it to Accordingly, should the
Lessee fail to cxecute andlor dediver a requested Estopped Cortificate in 2 timely fashion the manthly Rise Rent shall be sutomatically intreased, without siy
requinement foF nOBOE 1o Lesied, by 30 amount equal 10 10 of the the exiling Base Reat or 5100, whichever is greater for remainder of the Lease. The Parties.
agroe that such ncrease in Base Rent represents fie and ¢ for thee that Lesacr wall incur by reason of Lesses's failene 1o
provide the Estoppel Carnficate. Such increase in Base Ritat shall in nd cvient constitute s wareer of Lessee's Default or Briach with respect to the failure to provide
e Etopped C W prevent th of amy of the othes rights and remedies pranted hensunder.

fe] W Lessor desires to finance, refinande, or sell the Premises, of any pan thoreod, Letsee and all Guarantors. shall within 10 days after written notice
Troen Legsor defiver 1o any lendier o by Lessor &% My b iy migaitiod by Tuch levider o pusthacer,
mmumummwwmmm:w All such financial Satements Shall be received By Ledior and such lender or pufthaser in
confidende and thall be used onlyior the pusposes herein set forth,

i7. Definition of Lessor. The Denm “Lessor”™ a5 used hensin Shall mean the CWwner of Cwhert 2t the tieme in question of the fiee fitle tothe Premises, of f thitis 3
subleade, of the Lessee's iterest in the prior lexie. in theevent of 2 transler of Lewior's title or interes in the Premises of this Lease, Lessor shall deliver o the
trargieres or assignes (in cash of by credit) any unised Security Deposit held by Lessor. Upon such transler or assignment and delivery of the Security Deposit, as
afpresaid, thir priof Lessor shall be relieved of all lability with respact to the obigations and/or covenants under this Loase therealter 1o be performed by the Lessor
Subgect 10 the foregoing. the obligations and/or cowenamts in thit Leata 1o bhe parormed by the Lagaor ghall be binding oy upon the Lessor a3 hercinabove defined,

18, The o ey oo this Lease, as by & court purksaiction, shadl i no way aflect the validity of iy other
prowison hereol.

19, Days. Unlets otherwise specifically indicatod 1o the contrary, the word "days™ ad wted in thit Lease thall mban 3nd fefer to clendad dayi

20 Unitation on Listdlity. The obiigations of Lessor under this Lease shall not constitute personal obligations of Lessor, o¢ s partners, membser, directors, officers
of shareholders, and Ledsee shall look Lo the Promises, and o no other assets of Lessor, for the satidfaction of any lability of Lessor with nespect 1o this Lease, and
shall ot seek recourie againgt Lessor's parners, members, directors, officers of shaseholders, or 3y of thew perionsl Xaets for such U T,

21, Time of Essence. Time i of the cisence with respect 1o the performance of Ml obligations to be performed of obienved by The Parbies under this Lease.

22 No Prior or Other, Broker . Thiz Leate containg 3l agresments betweon the Parties with respect 10 afy matter menticned berein, and no
othe priot of agy o 1 Shall be effective. Lissor and Lesses each represants and warrants to the Brolon that it has made, and
ia rehying solely upon, its own investigation 2510 the natuse, quakity, character and finanial responaibility of the other Party to this Lease and as to the uie, nature,
‘quality and character of the Premites. Brokers hawe 1o nesponishiity with fespect theveto of with respect to iy defaul? of Breach hefeof by eithor Party.

23, Notices.

231 Notice Al el O thiz Leae or applicable law shall be inwrising and may be delivered in person (by hand o by
wourier)or may be sent by reguias, consfied or regisiensd mail or U5, Postal Service Express Mail, with postage prepaid, of by facsimile transmitssion, or by email, and
shall be deemed sufficiently given i served in a manner specified b this Paragraph 23, The addreiscs noted adjacent 1o Party's signature on this Lease shall be that
Party's address for delivery of mading of notices. Tither Party may by writhen notice (o the other specify a different address for notice, exoept that upon Lewiee’s.
nwmd:ummmwm-MsWMM, A copy of 38 Rotioes 10 Letsor thall be concufrently tramsmitted to such
[PrTy oF partses 31 soch addresses 38 Lessor may from time 10 tme hereafter designate in aniting.

3.2 Date of Notice. Any Hotiie serit by regiitened o certified mall, fetufn feceipt rdquésted, shall be deemed gven on thi date of deliry shown on the
WMHIMMMKMMMMIMM H ent by regular mail the notice shall be decmed given 72 inours after the same i sddressed i
required harein and maded with Natices delk by Linited Staties Cxpeess Mail of owvernight courier that giarantess nixt day delivery shall be
detmed given 24 how's after delivery of the sam 1o the Postal Senace of couries Notices delrvened by hand, or iransmiticd by Facsimile transmission or by email
shallbe deemed delivened vpon actual receiph. If nonice ks received on a Saturday, Sunday o kegal holidey, it shall be deemed received on the next butiness day.

24 Walvers.
(3} Mo wawer by Lessor of the Delaull or Broach of any term, cowenant o condithon hereof by Lessee, shall be deemed 3 waiver of any other term,
covenant o or of amy Defauit or Breach by Letzes of the £3me of of My OIREr LV, COVEnant of condition hereol, Lessor's consest o,

o approval of, 3y 3t shall not e deemed 10 render unnedescary the obiaining of Letcoe"s content 10, or appraval of, vy fubtequent or similar act by Lestee, orbe
congtnued a3 the basis of an extoppel 1o endorce the provisian or provisions of This Lease reguiring such coment.

M mm&mwmwmuawdwuﬂmwmhm Mrwhmmhm#hhﬂ'v'm

¥ monics o EEHOF, ary qualifyieg made by Lessee in
mmmmumwummmmwwumwmuumumumdmm

e THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HERESY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE 10 THE EXTENT THAT SUKCH STATUTE IS INCONSISTENT WITH THIS LEASE.

25, Disclotures Regarding The Nature of 5 Real Litate Agoncy Relationship,

(s} When entering into a discussion with 2 real estale agent regarding 2 real 4tate Lrandaction, 2 Lessor or Lessee should from the cutset underand
mmﬂwmum-mmmwum I the tramaction. Lessor and Lesuee acknowledge being advised by the Brokers in
this Iransaction, as folaws:

U} Lemors Agend. A Letsor's agent wunder 3 listing agroement with the Lessor acts as the agent for the Lessor only, A Lessor's agent of subagent
T the foliowing affirmative cbligations: T the leveor: A fiduciary duty of utmest care, integrity, honesty, and loyaity in dealings with the Lessor. To
e Lessor: (a) Dilgent exercise of reasonable sills and care in performance of the agent’s duties. [B) Aduty of homest and Tair dealing 3ad good taith, [¢] A duly to
disciote all Facts known to the agent materislly affecting the vilue or desinability of the property that ane not known fo, o within the diligent aftention and
shornvation of, the Parfies. A apent i nol obligated to reveal to sither Party any confidentlal information obtained from the other Party which doss not invoive the
affirmative duties set forth above,

(¥}  Leisec’s Agent. Anagent can agred tn 2t a5 agent for The Lesiee only. In these stuations, the agent i nct the Lessor’s agent, even i by
agreement the agent may for services edther in full or in part from the Lessos. Anagent scting ony for a Lesiee hat the following
affirrnative obligations. To the Lessee: Afiduciary duty of utmost care, integrity, honesty. and loyalty in dealings with the Lessee. To the Lesser and the Lessor: (3]
Dilpent exercise of reasonabie skills and cate in perfarmance of the dpent’s dubes. (5] A duty of honest and fair dealing and pood faith, ¢} A duty to disclose al facts.
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loncwn to the agent materislly affecting the valus of dessrability of the property that are ot kncwn 1o, o within the diipert attenticn and cbsarvation of, the Parties.
Anagent is not obligaed 1o reveal o either Paity diny confidential information obtained from the other Party which does not involve the afficmative duties set forth
abowe

i} Agent Representing Both Lessor ond Lessce. Arssl Extte BEET, Sither SCing diectly of UVOGEN ohe OF More asaoeiste licenses, can legally be
the agent of both the Lexsor and the Lexses ina transaction, but onky with the knowbedge and consent of both the Lessor and the Lessee, in 2 dual agency sitution,
b et huars thee Following affirmative obligations 1o both the Lessor and the Lewses: (3] A fiduciary duty of utmost care, integrity, honesty and ioyalty in the dealings.
with either Lessor of the Lissee. (B) Other duties 1o the Lessor and the Lesses 31 n [ihoe (4). Both Lessor and Lessee, the
SECTIL NSy PO WhoU? Ehe Eapn o the r Party, dhacioss 10 the OUher PIrty Uhat U LESsor will S008pL redil B 3 amount kess than that Indikated
in the listing or that the Lessee i willeng to pay & ligher rent than that offered. The above duties of the agent ina real extate transaction do not relieve a Lessor or
Lesute from the nesponsibiity to protect their gwn intorests. Lessar and Lesses should carclully resd all agreaments to Saiure that they adequately ixpomit thair
wndergtanding of the trandaction. A real estate agent is a peron qualified to advise about read estate. if legal or tax advice i desred, conpull o competent
professonl

B} Brokers have no responitlity with respect to any aefaull of breath hereol by either Party. The Parthes agnee that ao lowiull of other legal
proceoding imvolving amy breach of duty, emor o Omissaon relating 10 this Lease may be brought against Broker more than one year after the Start Date and that the
Tability (inchoding court costs and Mtormeys’ fiees), of amy Broker with fespect 1o any weh Lawsuis and/or legal proceeding shall not rxceed the fee received by such
Aroker pursuant 10 this Lease: provided, however, that the foregoing imitation on exch Broker's Bability thall fot be 3pplicable to Sy Frod neghpence of willful

el Lescorand Lessee apiee toidentify 1o Brolkers as "C ay B» thatis by ssch Party to

26 Mo Right To Holdover, mh&mmwmmﬂmmummmmmwumdmm inthe
event that Lestee holds ower, then the Dage Rent shall be increated 10 150% of the fase Rent VE et i ter
Holdover Bate Rent thall be calculsted on monthly badis. Nothing ¢ontained henein shall be construed 23 consent by Lessor 1o any holding over by Lesses.

17. Comulative Remedies. No remedy or election b o shallb i ety bt shall, wh possbie, be cumulathee with all other remadens a1 liw or
n equity.
I8 G and Condition; of Agr of thit Le b o pari by Liessee 20 both Oovenants and (onditons.

I consruing this Lease, ﬂmﬂﬂhnhhmwdhwﬂNMMHMamdmm Whenever reguised by the
contint, the Singuldr shall inchude the plural and vice versa. Thit Lease thall not be construed at if prepared by one of the Parties, but rather accordang 10 its i
maeaning a5 a whole, 3 i both Parves had prepared .

29. Binding Filect; Choice of Liw. This Lease shall be binding upon the parties, their perusnal mpreusntatives, SuEcessons and 3oigns snd be governed by the Lws
of the State in which the Premises are lotated. Ary tigation botwesn the Parthes hitets concemning thin Lease thall be indtiated in the county in which the Premited
are located,

30

20.1 Subordination. This Lease and any Optlon granted herety shall e subgect and subiedinate 10 any ground kease, monigage, detd of trust, or other
Fypothecation of waduity déwide [Colléctively, "Socurity Device™), mow or placod upon o any and all advances made on the security thereof,
and to all recewals, modifications, and extentions thereol Ledsee agrees that the holders of amy such Security Devices. (in this Lease topether refermed toas “Lender™)
shall havee neo lability or obleganion To perform any of the obligations of Lessor under this Lease. Amy Lender may elect to have this Lease andor amy Option granted
henetyy suparion 1o the fenof its Security Device by gving writhen notioe thereol 1o Lessee, whersupon thit Lease nd soeh Dptions thall be desfed pricr 16 Sieh
Secusity DEice, ROIWARANING the reliliwe dates of the documentation or recordation thereol,

30.2 Attormment. inthe event that Lessor transhers titke 1o the Premises, or the Premises are scquired by anather upon the foreciosune or termination of a
Security Device 1o which thiy Leate it subordnated (7] Lissee shall, subject to the non-diturbance provisions of Paragraph 30.3, afborn to Swech i ownér, and upon
FOGUESE, ERTE A0 3 P ledse, i all of the termd o this Liise, with such néw owser for the remasinder of the term hereol, o, ot the slection
of the: row cwner, this Lease will automatically becorme 2 new learse betwoen Lessee and such new owner, and (i) Lessor shall thereafter be relieved of amy further
‘obligations hereunder and such reew owner shall assume 38 of Lessor's oblgations, except that sech new cwner shall not: (a) be Rabde for 3ny act or omixsion of any
prior bessor of with Feipect 10 events odturring priod 10 stquisition of cwnorships (b be subject 10 any offssts or defenses which Lessee might have agakng any pricr
lessod, (c)be Bound by prepayment of mone than one month's rent, or () be fable for the neturn of amy security depesit paidta any prics lewsor which was not pakd or
credited 1o such new owner,

303 Mon-Disturbance. mmmmmmnawmmwmummumﬂmummmu
SubieCL 10 redehing 3 OO it} from the Lender barce
provedes (hat Lessee's possesgion of the Premizes, and this Leate, mwmumwmwuuwmuwmmumn
MWﬂﬂmwmm“ﬂﬂdﬂmmﬂmwmmwumw Lessor shall, i fequested by Lesses, use s
bty 3 Non-Disturbance Agreomant from the holder of ary pre-mduting Security Device which it secured by the Premdses. in the
mmmumhhmmmmmwmmmeWmumsmmmmmm
o negotiote for the emecution and delivery of a Non-Disturbance Agreement.

304 Self-Executing. mwsmnmwmmummu vy furthes VoW, ThaT,
ummmmuwwakumh with a sale, of the Premises, Lewses and Lessor shall execute such further writings.
asmay be r wmwmwwmmm

31 Adtormey’ Fees. i any Party or Broker brings an acticn o progseding irvobing the Premises whether founded in tort, (onlradl of equity, of 1o doclant rights
hefeunder, the Prevailing Party {as hereafter defined) inamy such proceeding, action, or appeal thevoon, thall be entitied to ressonsbie attorneys” fees. Such fees may
bedwarded in the 1me wuit of recovered in 2 separate wuit, whether of not such action or proceeding b puriued o decihion or judpment, Theterm, “Prevailing
Party™ shall include, withou? limitation, 3 Pasty of Broker who Subritantially obitans or defeats the relief sought, as the case may be, whether by compromise,
sattlement, jadgment, of the abandonment by the other Porty of Broker of its claim o defiense. The sttorneys’ heet award thall not be computed in actondance with
Sy cowrt fed schedule, but shall Be 1uch 25 1o fully deirmburie al aticmeys’ mmm In addition, Lewor thall be entitled to attorneyt’ lees, cotts and

ed in fhe st service of notices of Defaull and there whether or not & kegal acthon is subsegquently
commenced in connection with such Default or resulting Breach (52006 2 i PEf for such sefvices and consultation).
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32 Lessor's Acvess; Showing Premised; Repairs. Ledtor and Ledsor's agents chadl Rave the right fo enter the Promises 2t any time, in the case of an emergency, and
okherwise at abver ible prior notice for the purpose of showing the £3me 10 PIOSpECHive purchasers, kenders, of tenants, and making such

repain, SOHIoNE 10 the Promises 35 LESI0r Mdy Geeim Receiiiny of desrble and the eretting, uting and maintaining of utilites,
mmmmmﬂuwwmmnmeSM-mmﬂdnmamdmm.um
i e withou of rent o Kablity to Lessee.

33 Awctions. Lewser thall not condct, nor permil 1o beconducted, amy suction Upon the Premises without Lestor's prior writhen consent, Lessor shall not be
10 Exenie Sy o s I dstormnining whether 1o PErit 3R Suction.

34, Signd. Lesiod may place on the Premises ondinary “For Sake™ signs ot any ime and oedinary "For Lease™ signs during the last & moaths of the term hereol, Exept
for ordinany “For Subleass™ signs which may be placed onby on the Premeses, Lessee shall not place 2y Sign Upon The Project without LEsor's prion wiitlen consent.
A signs st comply with all Appicable Requirements.

35 Termination; Merger. Unkess specifically stated otherwise i wiiting by Leior, the wiluntary of other surrender of this Leaie by Lesier, the mutual termingtion

of héreal, or hereo! by Lewsor for Breach by Lesses, thall putomatscally orminate sy sublease of lesser eatate in the Promises; provided,
oy, thal Lessor may clect to continus amy one or 3l suisting subtenancies. Lessor's fadlure within 10 days following sy Such cvent to elect 1o the contrary by
writhen notoe o the holder of sny such lesser imterest, shall CONSHTE Leatoe's Slecnon 10 have fudh e o Jch intereit,

35 Consents. AN requests for consant shall be in wiiting. Dexept a3 herein, i this Leaie of 3 Party I3 required ba ah act by
o for the othier Py, such o shall pot be of délayed. Letor's ach . nok bmited io
aechitedts’, Miomeys, engingers’ and other consultants’ fees) the: of, or 0, & request by Lessee for any Lessor consent, incioding
Bt net imaed to tean a or the presence of ke of 3 Hazardous Subiance, shll be paid by Lessee upon receipt of an imvoice and

Jupporting documentation therefor. mmmmmmnmmwMMnanWMMw«mwm
of thiz Leave exis, nor shall such consent be deemed 3 waiver of any then cxisting Default or Breach, except s may be ctherwite specifically stated i writing by
Leisor at the teme of such consent. The Bilure 1o specify herein amy particular condition o Lessor's consent thall not preciude the iMpouton by Lestor at the mmse of
wonsent of such further o other condithons a3 are then reasonabile with reference to the particular matter for which consent i being given. In the event that either
Farty diagrees with any defeqmination made by the other hereunder and reasonably requests the reasons for such desenminaton, the detenmining party shall furnish
i3 neatons inwiiting and in reaconoble detad within 10 business days following such reguest.

7. Guarantor
371 Execution. The Guarantors, B any, thall each execute a paaranty in the fomm most recently published BY AR CRE,
37.2 Defaulr. 1t shall constitute a Default of the Lesses if any Guarantor fails. or refuses, wpon request 10 provide: [a) evidence of the sescution of the guaranty,

mchading the suthority of the party signing on Guarantonrs behall 1o obligate Guarantor, 3nd in the case of & cofpor, copy of 3 of it
Board of directors suthariring the making of such guaranty, (B) financial e} am Eoppel G o {d) weite, ol that the guaramy is
st in eflect.

& Quiet Possession. Subyect to payment by Lesses of the Rent and pe of a8l of the 5 and pr Lessoe's pan ko be observed
and performed wader this Lease, Lessee shall have quiet possection and quist enjoyment of the Premises during the term hereol.

39. Optiona. If Lessee i granted sy opton, 33 then the & pr

35.1 Delinition, "Option” thall mean: [a) the right toexiend of redute the torm of or renew this Leane or 1o extond or reduce the term of of renew any lease
hat Lessen has on other property of Lessor; (B the right of Brst refusal or first offier to lease withier the Premises of other property of Letsor; (£} the right to pardhae,
the right of first effer 1o purchase of the fight of fir refumal 10 Purchade the Premises or other property of Leson

5.1 Options Personal To Original Lewsee. Any Option granted 1o Lestee in this Lease ks personal to the orighnal Lessee, and cannot be assigned of mercised by
mwwmhmuwmuw“muwmunm ion of th and, it Iy Lirsnoe, with Litsss Cartifying that
Lagsee has tion of therealy

393 Mﬂlmhmmwmﬂimwmwwmwmmmammmhmmhm

{a)  Lesses shall have no right 1o exercise an Option: (i) during the period commencing with the giving of any notice of Default and continung until s3id
Default 4 cured, (i) during the period of tims any Rent is unpald (without regard to whether noton theseo! is given Leasee], (IN) duning the time Leases & in Breach of
Mmallﬂmhummlll-mﬂmmwi«mwummmwmmm“mmmnmm

¥ of ihe Diphon.

(1] mmdmmm:mmn shall ot be enlarped by reatan of Lesser's lnabdity o cxercise an Option
Because of the provisicns. of Paragraph 3%.4(a).

fc]  AnQption shall terminate and ba of nofurther forca or eftect, Epee's doe the Option, i, after such exerces
and priof 1o the of the tefm o of the mmlﬂmmmhawﬂdmwmmmmm
[without amy necessity of Lessor o give notice thereof), or (] if Lessee commits 3 Breach of this Lease.
40, Security Lessee hereby that the Rent payobie to Lessor hercunder does not indude the cost of guard service of other security

Fddiuie, and that Lestor shall have nd obligation whatioewer 10 provide same. Lessoe axsames all responsibility for the protection of the Premises, Lestes, 15
agents and invitees and their property from the acts of third parties.

41 ReservaBions. Lessor reserves the right: (i) to prant, without the consent of joinder of Lessee, such ights and o Lesser desms
mecesiary, (§) 1o caaie the recordation of parcel maps and restrictions, and (] 1o create and/for insal new utility racewiys, 30 long a3 suth caserments, rights,
g, and wiility v by interfiere with the wse of the Premises by Lessee. 1 o sign amy

by Lessor to such rights.

&1 Periormance Under Protest. H ot any fime 3 cispute shall arite a5 10 3y amount o4 fum 6l mgniy 1a b paid by one Party 1o the other under the provisant
hereol, the Party against whom the obligation 10 pay the money is asserted shall have the right to make payment “under protest” snd sisch paymment shall not be
regarded &5 3 voluntary payment snd there thall survive the right onihe part of sald Party to institube 3ult for recovery of such mm. if it thall be adjudged that there

wias np hegal obligs the part of ¥ 10 pary such sum or aey part theeeof, said Party shall be entitled to recover such sum or somuch thereof ax it wasnot
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begally requised to pay. AParty wiho does not initate st for the recovery of sums pakd "wnder protedt ™ within & months chall be deemed 1o have walbved its right to
[prote such BTN

43 Authority; Multiple Parfies; Borcution.

fa) 0 either Party heveto b a corporation, trust, Bmited Eabiity compary, parinership, or Smills entity, each individesl enecuting this Leass on behalf of
sch entity repretents and warrants that he of she it dialy authorized to sercute and defiver this Leare on itabehall. Each Party shall, within 30 days after neguest,
Gelver 1o the Other Party SItisfactory evidence of such suthority.

[1]] lwmumﬁwmmwmuwmawee‘mmwmwmrmnwwmmm.Il-s
agreed that sy one of the named Lesses shall be 0 EhiS LEase, o other amcillary thereto and bind all of the
Mmmmmmmmhwnﬂﬂﬂmwmﬂmmmm

fc]  This Lease may be executed by the Parties in counterparts, each of which thall be deemed an original and all of which together shall constitute one
and the Same instnament.

&, Conflict. Ay conflict betwesn the printed provicions of this Lease and the typewriten or handwrithen provisions chall be controlied by the typewritten or
handwiiten provoond.

45. DMer. Préparation of thit Leate By either party or thesr agent snd tubmittion of tame o the other Party thall not be deemed an offer to lease 1o the other
Farty, This Lease ks not intended 1o be binding until exscuted and defivened by 2l Parties hereto,

45, Amemdments. This Lease may be modified ondy in wrining, signed by the Parhes n mterest at the fime of the modification, As long as they do not materislly
change Lessee's obligations hereunder, Lessee agrons 1o make such ¥ 0 this Lease as may be reasonably reguired by a Larder

47, ‘Wabser of Jury Trisl. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOIVING THE PROPERTY
O ARISING OUT OF THIS AGREEMENT.

48 A ol Db An reguiring the of 32 daputes between the Parties andfor Brglkers sriding out of thig Ledge | IH'-' - ignon
atathed to this Lease.
445 A Americans with Act,
(3] The Premises:
| have not undenpone an inspection by a Certified Access Specialint [CASp). Note: A Certified Acoess Specialist [CASD) can nspect the subject premises and
detormine whether the subject with all of construction:related acoesmbidty Wandards under state law, Although stale L doet not

require 3 CASR inapection of the subject premites, the commarcial proparty cwnar o lesscr may not prohibst the lessee of tenant. from cbtaining @ CASp inpection of
The subjict promises for the SCoupancy or potental occupancy of the leties or tenant, if requedted by the Weitee of tenant. The paries shall mutually agree on the
armngements for the time and mannes of the CASD inspection, the payment of the fee for the CASp mspection, and the cost of making any repairs necessany o
corret of within the premises.

v underpont 3n indpechion by 3 Certified Afcess Specalist (CASH) and i was d that the et all EORTUCHON-felated
accessibiity standands purauant to California Chl Code §55.51 ot seq. Lessee acknowledges that it received a copy of the intpection report at least 45 howrs prior 1o
executing this Lease and agrees (o keen wch repon confidential

| e umergome 30 InGpection by & Certified Aocess Specialist (CASP) and it was determined That the Premises did not maot 3l applicable construction-relyted
secesaibility Standands puruant to Califlormia Cvil Code §55.51 ¢f 360, Letsoe Mknowlédipes that it icehsd 3 Copy of the INEpACTn reporT 3t leadt 4R Rourd pror to
eneguting this Lease and agrees fo keep such report conds entept ¥ AL] repains. and corrections of violitiors of construction related
scoossibility standands.

Ir1 thee e Rt Ehe Premises have been isuoed a0 inspection neport by 3 CASP Dhe Lessor shall provide & copy of the disability sceess inspection certificate 1o Lesues
wilhin 7 Oy of the exstution of this Lease.

)  Snte compliance with the Americans with Disabilities Act [ADA] and other state ¥ statutes arg depe: upon Lisses's speoic
mdm»mmmmmumanammmwmmumww I the event that
Lessee's wse of the Premises reguires o o the i ardier 1o be with ADA or other scoessibslity statutes, Letset agrees 1o

Such nedeisany and/or Rons at Lesies’s expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THEM INFORMED AND VOLUNTARY CONSTMT THERFTO. THE PARTIES HERERY AGRET THAT, AT THE TIME THIS LEASE 15 EXECUTED, THE TERMS OF
THIE LEAST ART COMMEIRCIALLY REASONABLL AND [FFICTUATE THI INTENT AND PURPOSE OF LISSOR AND LESSIT WITH RESPLCT TO THE PREMISES.

ATTINTION: WO RTPRISINTATION OR RICOMMINDATION I3 MADE BY AR CRT OR BY ANY BROKTR A3 TO THT LIGAL SUFRICITRCY, LIGAL IFFICT, OR TAX
COMSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEKADVICE OF COUNSEL AS TO THE LEGAL AND TAX COMSEQUENCES OF THIS LEASE.

L RETAIN APPROPRIATE CONSULTANTS TO REVEEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT 01
LEMITED TO: THE POSSIBLE PRESENCE OF HATARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF
AND OPERATING STSTIMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THI SUMTABMLITY OF THE PRIMISES FOR LESSEES INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHIR THAN CALIFORNLA, CURTAIN PROVISIONS OF THE LEASE MAY NEED TO BE REVISED TO COMPLY WITH
THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

The parties hereto have executed this Lease o8 the place and on the dates specified abowe their respective signatures.
Ewecuted at: Excouted ot
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By

Name Printed: arran Choch h].-t-
Tele: _darronfacoytabkoscksaling, com
Phane:

Fax:

Email;

my: By:
omeRnaey: Mame Printed:
Tk Tiske:

oo F— Phicne:

Fam: Fax:

Lrmait: Ermadl:
Address: Addrens:
Federal 10 Mo Federal D No.:
BROKER BROKER

Cushman & Wakeficld

Amm: _Barry Hendler/Dennis Vissoer

Tele: _Senior Mapaging Director/Managing

Jiroctor

Addresi: _ 1000 Aviarg Papkwiav, Suite

LO0

Carlsbad, C& 92011
Phone: _(THO) 431 4200
Fam: (Thil) 4494 3IAARG
Tmgil:

Federal ID Mo

rokedApent BRE Leende®;  O100H2 30707 255465

IR CRE, Suite 900,

WOTICE: No part of these works may be

INITIALS
© 2017 AIR CRE. AR Rights Reserved.

Hughea Marino

Az _Craia Kpnos
mie: _Senior Vice Prosjdont

Addiess:

Phone: _ (6163 ZIR IRFY
Fa:

Emad: _craigBhughesmaring. com
FederdliDMo _______
Brokevjagem BRE Ueenser: 01 142007

CA 91208, Tel 213-687-8777, Email contracts@aircre.com

reproduced in ary form without permission in writing.
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ADDENDUM
TO THAT CERTAIN STANDARD
INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE-NET
DATED April 4, 2019, BY AND BETWEEN
ACCUTEK ("LESSOR")
AND
FLUX POWER, INC. ("LESSEE")

This Addendum amends the provisions of the above-referenced lease including any
attached exhibits or addenda thereto (collectively, the “Lease), it being the intent and agreement
that the provisions of the Lease are hereby affirmed by the parties, but, to the extent that the
provisions of this Addendum conflict with or differ from the terms of the Lease, the provisions
of this Addendum shall control. Capitalized terms not defined herein shall have the definitions
that arc given 1o such terms in the Lease.

50.  Base Rent Schedule. During the Original Term, the monthly Base Rent shall be as

follows:
Months: Monthly Base Rent: Annual Rent:
Months | through 12 $42.423.81 $509,085.72
Months 13 through 24 $43,696.52 $524,358.29
Months 25 through 36 $45,007.42 $540,089.04
Months 37 through 48 $£46,357.64 $556,291.71
Months 49 through 60 $47,748.37 $572,980.46
Months 61 through 72 $49.180.82 $£590,169.88
Months 73 through 84 $50,656.25 $607,874.97
Months 85 through 88 $52,175.94 $626,111.22

51. Abatement of Rent.

(a) For so long as Lessce is not in Breach under the terms of this Lease, the Base Rent
payable by Lessce as scheduled in Paragraph 51 above shall be fully abated for
months two (2), three (3), fourteen (14) and fifieen (15) of the Original Term.
Lessee shall continue to pay Lessee’s Share of Common Area Operating Expenscs
during such abatement period.

52. Early Possession. Lessor shall provide Lessee with no less than two (2) months of rent-
free and Common Area Operating Expense free Early Possession of Premiscs prior to
Commencement Date, which shall not be considered part of the Abatement of Rent, to construct
the mutually agreed upon Lessor Improvements, set up its FF&E and provision its phone and
data services and operate in Premises. In no event shall Lessor deliver Premises and Lessee’s
Early Possession commence later than June [, 2019.

L) :
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53.  Operating Expenses. Lessce shall pay its proportionate share of the actual Operating
Expenses associated with the Premises and the Project. Operating Expenses include real estate
laxes, common area maintenance expenses and insurance costs. As part of the Operating
Expenses, there shall be a fixed charge, which shall not exceed three percent (3%) of the Base
Rent, as a Lessor-charged property management fee, and such property management fee is
designed to reimburse Lessor for all of its management related expenses. In order to prevent a
double payment by Lessee stemming from Lessee paying for the direet property management
cxpenses and the aforementioned property management fee, the above-referenced property
management fee shall be the sole and comprehensive payment by Lessee to Lessor for all wages,
salaries, benefits, office rent and any other direct costs associated with Lessor’s ownership and
management of the Building. Lessee shall have an annual cap on Lessee’s share of Controllable
Operating Expenses, which are defined as all cumulative expenses other than taxes, insurance,
and common arca utilitics costs, of no morc than four percent (4%) per year over the prior
calendar year expenses actually paid by Lessee.

Lessee shall have industry standard audit rights of Lessor’s Operating Expense aceounting.
Janitorial service and separately metered electricity to the Premises shall be paid additionally and
dircetly by Lessec 10 such service providers. The estimated 2019 per square foot costs for
Operating Expenses ($0,20 per square foot) and that the HVAC maintenance is included in such
Operating Expenses. Whenever reasonable and the market permitting, Lessor is obligated to
pursue all “Prop. 8" reductions or other temporary decreases of the Building’s real property
taxes. Lessor has provided Lessce with report with details of the $0,.20/sqlt Operating Expensces.

Lessor shall maintain and replace all structural walls, foundations, concrete subflooring,
structural elements of the roof and underground utilities (“Structural Elements™) of the Building
and site structures at Lessor’s sole cost, which cost shall not be included in the Operating
Expenses. Any capital incurred by Lessor before the Commencement Date or during the Lease
Term for capital related to improving the Building's architecture, parking lot, common areas or
structure may not be passed through to Lessee. Lessor shall also not be allowed to bill for
“reserves” for future capital replacements as an Operating Expenses. Notwithstanding, the only
capital replacement cost that may be passed through to Lessce during the Term are i) those
required by law after the Lease Commencement Date; and ii) items that reduce the wtility
expenses of the building, and only to the extent that such reduction is realized.

54.  Operating Hours. Lessee shall have complete control of the hours of operation of the
HVAC systems.

55. Improvement Allowance. Lessor shall provide Lessee an Improvement Allowance of
$50,000.00 for the cost of Lessee's improvement construction, which shall be primarily new
flooring, wall covering removal and new paint, new ceiling tiles and light fixtures in the office
area, and all related fees and expenses. Lessee shall not be obligated to remove or restore the
Lessor Improvements in the Premises upon expiration or early termination of the Lease.

56.  Office & Warehouse FF&E. Lessce shall purchase the existing fumnitere, workstations,
chairs, breakroom fumiture, and data cabling/server racks in the office area and electrical
distribution, compressed air piping, air compressor, lighting and racking in the warehouse area




("FF&E") for $55,500.00 to be documented through a separate agreement. Proposed Bill of Sale
attached.

57.  Building Condition. Lessor, al Lessor's sole cost, shall provide that the roof, existing
HVAC systems, electrical, lighting, fire sprinkler and plumbing systems serving and within the
Premises are in good working condition, have recently been operated and have been regularly
serviced. As part of its response 1o this RFP, Lessor shall provide a report documenting the age,
condition and life expectancy of all of the cxisting HVAC units serving Premises. If it is
discovered during the Lessee’s Improvement process or within the first six months of Lessee’s
occupancy that any of the above-mentioned systems do not have a remaining useful life of at
least as long as the Lease Term, then such system shall be replaced by Lessor at Lessor's sole
cost. Lessor, at Lessor’s sole cost, shall deliver the existing conerete sub-flooring with moisture
vapor and alkalinity emission rates at or below requirements of floor covering manufacturer
warranties. Lessor, at Lessor’s sole cost, shall also deliver the Building and Premises (including
the parking areas) in a condition that meets all current codes and conditions including Title 24,
seismic, fire and life safety, structural support of existing MEP items and ceilings, exit lighting
within the building and cgress lighting at all exit doors leaving the building, and Americans With
Disabilities Act requirements (including path or travel to and from the building and parking
arcas). Any such compliance work required for the above, whether discovered prior to
acceptance of the Premises or during the Lessee's Improvement process, may be performed by
Lessor concurrently with the Lessee Improvement work and such costs shall be at Lessor's sole
expense and shall not be deducted in any way out of the Lessee’s Improvement Allowance.

58.  Termination Right. lessee shall have a one (1) time right to terminate this Lease any
time afier the 36th month of the initial Term, provided that Lessee delivers 1o Lessor (i) written
notice of its election to exercise its Termination Right at least six (6) months prior to the
Termination Date and (i) upon the Termination Date, a termination payment equal to 33% of the
total Base Rent and estimated Common Area Operating Expenses obligated to be paid for the
remainder of the initial Term.

59.  Signage. At no fee or profit for Lessor, Lessee shall be allowed to install Building top
signage on the exterior of the Building, signage adjacent to Lessee’s main suite entrance and
monument signage at Lessee’s sole expense. Lessor shall not allow any other tenant to install
building top or building eycbrow signage. The costs associated with the purchase, installation,
maintenance and eventual removal of such signage shall be borne by Lessee. All signage shall
conform to all zoning and CC&R's, and Lessor shall have reasonable review and approval rights
of Lessee's signage.

60.  Roof Rights. At no cost to Lessee, Lessee shall have use of the roof for installation of its
own communications devices. Lessee, at Lessee’s sole cost, shall repair any damage caused by
any rool penetration at the installation or removal of such devices. Lessee shall obtain Lessor's
reasonable approval in advance of such installation of any communications devices.

6l.  Security Deposit. Lessee shall tender a Security Deposit equal to $127,271.43 upon
Lease execution and shall provide an additional $42,423.81 prior to December 31, 2019 so that
the total Security Deposit being held by Lessor will be $169,695.24. So long as Lessee provides

1Y 3
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financial statements confirming that its net worth is at least as much as its net worth as of the
Commencement Date and Lessee is not in Default, Lessor shall apply $42,423.81 1o Rent due for
Month 13, $42,423.81 to Rent due for Month 25 and $42,423.81 1o Rent due for Month 37 of the
initial Term — so that the remaining Security Deposit as of Month 37 will be $42,423.81. Lessee
shall also pre-pay the first month's Basc Rent (342,423.81) upon Lease execution.

62.  Subleasing. Lessee shall have the right to sublease or assign any portion of the Premises to
any related entity, subsidiary or successor (“Affiliate™) without Lessor's consent, but by providing
notice 10 Lessor. Such sublease or assignment 0 an Afliliate shall not relieve Lessee from
liability under the Lease. An assignment or subleiling to any entily other than an Affiliale shall
require Lessor’s consent, which shall not be unreasonably withheld, conditioned or delayed.

Under no event shall the raising of additional capital, or an IPO event, trigger an assignment
under the lease so long as Lessee is substantially the same legal entity.

Lessor shall not have a recapture right in the event of subleasing or assignment. Any profits from
a third party sublease or assignment shall be split equally between Lessor and Lessee after
Lessee™s costs of subleasing have been first deducted (including commissions, legal fiees, tenant
improvements and any other concessions reasonably required to induce a subtenant).

63. Prior Access. Al Lessee’s own risk, Lessor shall coordinate with Lessee prior access 1o
the Premises during construction for installation of equipment and trade fixtures, provided
Lessee's access shall not interfere with the timely completion of the Lessee Improvements,
Lessee shall not be allowed to conduet business in the Building before Lease Commencement.

64.  Hazardous Materials. Lessor shall indemnify Lessee from any Hazardous Materials
(including asbestos containing materials and lead based paint) on or below the Premises, Building
and Project including microorganisms, mold, lead, ete. within existing MEP and fire sprinkler
systems. Lessor shall be solely responsible for the costs associated with the repair, abatement,
removal, or cleanup of Hazardous Materials that are not deposited by Lessee or Lessee’s employees.
Lessee shall indemnify Lessor from any claims arising from Lessee™s use of any Hazardous
Materials and shall use such materials in compliance with all govemmental codes and restrictions.

65. Nondisturbance. As soon as commercially reasonable following request by Lessee,
Lessor shall obtain for the benefit of Lessee a non-disturbance agreement in a commercially
reasonable form, beginning with the project lender and from any party thereafter having a
superior position 1o the Lease during the Lease Term and any Renewal Option periods.

66.  Payment to Brokers. Lessor shall pay a leasing Commission to Hughes Marino for the
initial Term and any expansion terms of lessee through exercise of its Expansion Right, ROFR of
four percent (4%) of the aggregate NNN Rent for months 1-60 of paid rent and two percent (2%)
for any additional fixed term thereafter. Such Commission shall be paid by the Lessor fifty
percent (50%) upon mutual Lease execution and fifty percent (50%) upon Commencement of the

iLy) 4 G ;f
Initials tials




In addition, Lessor shall pay a leasing commission to Cushman & Wakefield for the initial Term
and any expansion terms of the lessee through exercise of its Expansion Right, ROFR of two and
one half percent (2.5%) of aggregate NNN Rent for months | — 60 of paid rent and one and one
half percent (1.5%) for any additional fixed term thereafier. Such commission shall be paid by
the Lessor fifty percent (50%) upon mutual Lease execution and fifty percent (50%) upon
Commencement of the Lease,

67.  Expansion Right. During the first year ol the Term, subject to the Right of First Refusal
in Section 68, Tenant shall have the right to lease Suite B at the then-current terms and
conditions of the existing Lease (i.c., the same rental rate schedule and lease expiration) by
providing written notice to the Landlord and entering into an amendment to the Lease
memorializing the expansion.

IN WITNESS THEREOF, Lessor and Lessee have executed this Addendum concurrently
with the Lease of even date herewith.

LESSOR: LESSEE:

Accutek, Flux Power, Ine¢.

B . A By: ﬂ ?w
Name: Darren D. Chocholek MName: (s © Jﬁ
Its: e, fo Its: cCEO
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ADDENDUM #2 TO AR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL MULTI-TENANT LEASE - NET

Paragraph 70
This Addendum is to that Lease dated 2019, by and between Accutek, as Lessor ("DDCT™), and Flux
Power, Inc., a California corporation, as I7), for the premises commonly known as 2685 5. Melrose

Drive, Vista, California, 92081 (the “Building™).

Capitalized but undefined terms used in this Addendum 2 shall have the same definition and meaning as in the
Lease. In the event of any conflict or inconsistency between the terms and provisions of this Addendurm, and the
terms and provisions of the Lease Agreement, the terms and provisions of this Addendum shall control.

1 During the term of the Lease, FPI shall pay DDCT $5,000.00 per month as compensation for DOCT
running the solar power system on the Building and providing FP1 with credits on the FPI's monthly
electric bills generated by the solar power system.

2. Once the cumulative amount of the $5,000.00 monthly payments from FPI to DDCT reaches
£350,000.00, the monthly payment due from FPI to DDCT as compensation for the solar power
system shall be reduced to $2,500.00 per month for the remainder of FPI's occupancy of the Building.

3 DDCT shall be responsible for angoing maintenance and operation of the solar power system, and the
costs of such maintenance and operation shall not be accounted for as part of the Dperating
Expenses.

4. ‘While FP1 is leasing only Suite A of the Bullding, DDCT shall receive the SDGEE bills for the Building

and FP1 shall also pay to DDCT on a monthly basis as follows:

a.  80% of the monthly SDG&E bill for the Building during the period that DDCT occupics Suite B and
has at least one employee working in Suite B.

b.  90% of the monthly SDGEE bill for the Building during the period that DDCT occupies but does
not have any employees working in Suite B.

5. In the event another tenant unrelated to DDCT leases Suite B, DDCT at DDCT's sole expense, shall
separate the electric meters for Suite A and Suite B and shall re-direct the power production of the
solar power system to be 100% credited towards the SDG&E bill for Suite A. FPI shall transfer the
SDGAE account and monthly bills for Suite A into its name and DDCT shall no longer have any
responsibility for the power use, electricity credit or SDGEE payments related to Suite A

B In the event that FPI expands into Suite B and leases the entire Building, DDCT shall not be required
to separate the meters and instead FPI shall transfer the SDG&E account and monthly bills for the
entire Building into its name and pay 100% of the SDGEE bill for the Building and shall receive 100%
of the credit generated by the solar power system.

7. Upon sale of the Building, FPI's shall select from one of the following two alternatives: (1) FPr's
required monthly payment per Section 1 of this Addendum #2 shall be reduced by $0.015 per month
for every $1.00 in cumulative payments that FPI has paid to DDCT by the date of the sale (for
instance, if FPI has paid a total of $50,000 then the monthly payment that FPI is required to pay to
the new owner shall be reduced to 54,250 and if FF1 has paid a total of $175,000 then the monthly
payment shall be reduced to $2,500) or (2) FPI shall have the right to pay to DDLT a one-time
payment of the difference between $350,000 and the cumulative amount that FP1 has pald to DDCT
and upon such payment there shall be no further monthly payments due from FP1 to any party as
compensation for the solar power system and FP1 shall be only obligated to pay its pro-rata share of
the monthly SDGA&E bill for the Building {which shall include the credits generated by the solar power
system). In the event that FHPI occupies the entire Building, it shall be responsible to pay 100% of
the monthly SDGAE bill for the Building. The new owner shall be responsible for ongoing
maintenance and operation of the solar power system, and the costs of such maintenance and
operation shall be accounted for as part of the Operating Expenses.




LESSEE:

Flux Pawer, Int. ﬁ?

B g Ve
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AIRCRZ

RIGHT OF FIRST REFUSAL TO LEASE ADDITIONAL SPACE
STANDARD LEASE ADDENDUM

f3) Subject to the provisions of Paragraph 39 Lesses shall have 3 one-rime nght 1o laawe (the "Right To Leass™) the s b 'L i wuch space
becomes avallable during the term of this Lease.

(B} This Right to Lease shall only apply to the lollowing space in thePropeet: _ Sl fo B laporowimately 15, $44 SF)  (the
Space”).

e} Prior bo offering the Additioral Space 1o ampone else Lessor shall give Lessee wrilten notice of the avolabiity of 1he Additional Space and the dabe the existing
Tenant o occupant, f any, is expected tovacate such space. For a penod of theee butiness days following delvery of such notice, nime being of the essence, Lestee
shall have the right o request from Lessor 3 writlen stalement setting forth the basic etonomic terms, inchuding, but not imited 10, Lessor's determination of the
mnithly Base HEnt, 3 improwement Mowance, if sy, and il other terms and Y. the: o Terms ™), upon which Lessol & willing.
o lease the Additional Space. Lessee must make such request inwriting. I Lessor has not received such 3 request from Lessee within such time period Lessee shal
e conchasively presumed 10 have slected not 1o kease the Additional Space and Lessed's Right 1o Lease the Additional Space will thenealter be null and void and of no
further forge oF eflect.

1] mmmtmmmtwnmnwwwmdmwmmmemmwm. The Lerm “lair mariet
fentsl ate” 3 uied in this subparagraph shall mean the rental rate that 3 willing, comparable, renewal tenant (exchudng sublesie and a3signment trangactions) would
vy, and a willing owner of 3 comparable quality building located bn the same vicinity would accept, (ot comparable space talting into stcownt (3] The age, guality and
Lpout of the existing i i e Ak Spsce, f) that real estate beokers customanity consider, incluting, but not Dmited 1o, rental rales,
Spade availabidity, lenglh of lease term, Lesioe site, Lessee improver -] and aligwrance, and amy other coonomic matter: then being
charped by Lessor of owners of similar buildings. Inne event, however, shall the manthly Base fent payable for the Additonal Space be less. on 3 square foat basis,
then the Barse Rent payabile with respect 1o the ofiginal Premises.

lg} Foraperiodof three business days after reoespt of the Econamic Terms from Letsor, time being of the stsance, Lestes thall hawe the nght 1o gae wintten notics
tolesior of Lesape’s exerciie of its Right to Lease the Additional Space upoa the Econgmic Terms and the same non-Economic Terms a4 tet forth in this Lease with

respect to the Premises. i Leasee timely s Right 1o Lease as hesen, the parties will prompthy 10 this Lease to
mchuds the Additional Space i the Promises and 1o Socument the keage tarms thersol I Lidsor has not receivid tuch notios from Lesies within tuth time periad
Lesser shall be conclusively pr foh lected not 1o bkeaze the Add | Spa0e and Leses's Right to Lease The Additional Space will thereafter be null and

woidand of no further force o effect.

ARR CRE. 500 North Brand Bhed, Suite 900, Glendale, CA 51200, Tel 213-687-8777, Email contracts@aircre.com
MOTICE: Mo part of these works may be i sy form In writing.
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AIRCRZ

OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

FERG 5, Molrgse Drjvo, Viaryg, CA S2IH]
(street addre<s, city, Sate, sig)

Faragraph: _ 60

A OPTION(S) TO EXTEND:
Lessor hereby grants to Lissoe th option 1o utend the Term of thisleass for _ S w0 [ 7] Lusply=fogr (741  mosth periodiy)
commencing when the piior tefm expires upon cadh and all of the foBowing terms and conditions:

) inorder toemercise an option to extend, Lesser must gve wiltton notie of such clecton 1o Lessor and Lessor must nposhve the same ot ast _ L2
A6) butmotmosethan _ moeths prior o the date that the option penod would commente, time belng of the susnce. If proper natification of the
werciie of an Gption is ROt gven and/of feceived, such option shall automatically expire. Options (i there are more than cne | may only be exercised consecutively.

(W) The prowisions of paragraph 39, including those relating 1o Lesses’s Delault set forth n paragraph 19.4 of this Lease, are conditions of this Gotion.

() Eszept for the provisions of this Lease granting an option of opRkns 1o extend the term, all of the terms and conditions of this Lease excepl whens
wecdhcally moddied by thes cption shall apply,

(i) This Option i personal to the ofigingl Lessee, and cannot be 3ssgned of exercised by aoyone other than sakd original Lessee and only whikt the onginal

Lessae i b full of the P and of thescafter of subletting.
{v) The monthly rent for each manth of the option period shall be calculated a3 follows, yiing the method(s] indicated below:
(Check i) 1o e Fill i
e
Lol old Ad i AT e WA
o On s COLA ik 2 5 & PRPEPT ey PR e | Y W i
st sl ks i pacisastaishastis pulectonsh L] ki n L Lesa
W 17 A A i Lk
L i o m iz 3 o . . " :
T S it A Do i 8 i el st taihampnthislcpaciad
dsik & X di el Laciwniil-4i-1 B el 3y 4 it B bl e L Aeagh LL B L L et )
p— m
L | I Laad alid thas 4 i '} ! il A ' | T Dl T Sebianlber Ll
al Lk il . 1 L ol dyains. s, Lk b L 4 4 p—y
th s a
i ad.ih n " Ao sl 1 b iramnie - : L
T . N Pt ' : b sk staathon
Lhas ) 2 ik tha d, g ; L ) 5 X . "
olthis ahibcadons cinall ok biaiiasnna e asiig  The oot slaibet Nobioudios aikall

[ nearket Rental value Adjestmentfs) (MEV]
3 On [Fillin MRV Adustment Date(z)) the Base Rent shall be adjusted 10 the “Market Rental Value™ of the property as follows:

1) Four months prior to each Market Rental Value Adjtment Date describod sbove, the Partes shall attempt 1o agree upon what the new MRV will be
on th adjustment date. H agreement cannat be reachied, within thiry days, then:

13) Lessor snd Lessoe sholl chy Sppoint s 3 et of beoker to establish the naw MEV within the next 30days. Any
assocated costs will be spSt equally between the Parties, of
b Both Lestor and Letsee shall each & makea - of the MRV and submit such determination, i wiiting, th
i with tha E

] mummmmmmmmmwmw!JWﬂl ! lbeoiker ("Consulant” -
check G of thekr choles to BC1 38 50 Srbitrator (Note: the parses may not select either of the Brokers that was imvebved in negobiating ihe Lease). The two
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150 thall welect 3 third rutudlly Sceeptable Contultant to 3cT ax 3 third arbitrator.
L% Lgsos P! i . o o e s daclen . i gh el SR Lt
PP A PR X 11 I N £ sy st L T ST

[ii)  if eitheer of the Parties fails t0 appoing an arbitrator within the wecified 15 days, the arbitrator Hmely appoaited by ong of them shall resch

3 decksion on his or het own, and said decition thall be binding on the Parties.
v} The ontine oot of sech sdbitration thall be paid by the party whote tubmitted MRV s not selected, be. the one that is NOT the dlosedt to

e 3Tual MR

) When detenmining MRV, the Ledsor, Lesses and C ihe tenms of rarket wiitich thail inclutie, but nat
Nemiited 1o, rend, rental adjustments, abated rent, lease term and financial condition of tenants.
Notwithstanding the foregoing. Lhe new Base Rent shall not be kets than the remt payabie for the month immediately preceding the rent adjustment.

n
b Uponthe of each Rertal Vatue:

1) the rew MEV will become the new “Base Rent™ for the purpose of w Funther sdjur and
ihe Rrst month of cach Market Rental Value term shall become the new “Base Moath™ fior the purpose of calculating any further Adjuatments,

]
I e e RS

S Ll das ddxt & Beitbe b

[E "

O [T in TRA Adustment Catels)): Thee New Bade Rent Lhall ba:

ﬂ'f-'h'. imitial Term Adjustments
Tree formula used to caltulate adjustrrents Lothe Base Rate during the onginal Term of the Lease shall continee 1o be used during the extended term.

& NOTICE:
Unless specified othenwise herein, notice of sy rental adjustrments, ather than Meed Rental Adjustments, shall be made as specified in paragraph 23 of the Lease.

€.  BROKER'S FEL:
Tha Broloers. shall be paid a uge Fee for cach ad specified above i sccordance with paragraph 15 of the Lease or d applicable, paragraph 9 of the
Sulbleane,

AR CRE. 500 North Brand Blvd, Suite 900, Glandale, CA 51203, Tel 213-657 8777, Email contracts@ainire com
NOTICE: No part of these works may be reproduced in amy form without permission in writing.
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BILL OF SALE

THIS BILL OF SALE (this “Bill of Sale™) is made as of April i 2 2019, from Accutek (“Seller™) to Flux
Power, Inc. (“Buyer™).

RECITAL

WHEREAS, Scll Buyer are parties to that Standard Industrial/Commercial Multi-Tenant Lease- Net
dated April f =, 2019 (the “Leasc™) pursuant to which the Buyer has agreed to lease the Premises (as
defined in the Lease™).

WHEREAS, pursuant to Paragraph 56 of the Lease, the Seller desires to sell, assign, transfer and convey to
Buyer, and Buyer desires 1o accept and obtain all of Seller’s right, title and interest in and to the furniture
and equipment described in Exhibit A (the “FF&E™), subject to the terms and conditions set forth hergin,

AGREEMENT

NOW, THEREFORE, for and in consideration of the sum of Fifty-Five Thousand Five Hundred and
00/100 Dollars ($55,500.00) to be paid by Buyer 1o Seller in twelve monthly installments of Four Th d
Six Hundred Twenty-Five and 00/100 Dollirs ($4,625.00) per month and other good and valuable
consideration. the receipt and sufficiency of which are hereby acknowledged, and the mutual covenants set
forth herein, Seller does bereby SELL, ASSIGN, CONVEY, TRANSFER, SET OVER, and DELIVER
unto Buyer, without representation, warranty whatsoever all of Seller’s right, title and interest in and to such
FF&E. If Buyer docs not deliver the 12 monthly payments resulting in a full $55,500.00 payment for
FFLE 1o Seller, then Seller’s shall have the right to repossess the FFEE. Repossession of the FF&E shall
be the Seller’s sole recourse against the Buyer and Seller agrees to accept the FFRE in its “as is”, “where
is” condition, with all faults. Upon such repossession Buyer shall have no further rights 1o use or possession
of the FF&E.

Buyer acknowledges that Seller makes no representation or warranty with respect to such FF&E and that
Scller's interest in such FF&E is being transferred in its "as is™ “where is” condition, with all faults. Seller
confirms that Buyer is relying solely upon its own investigation of such FF&E.

TO HAVE AND TO HOLD the forcgoing described FF&E unto Buyer, its successors and assigns, forever,

This Bill of Sale is made by Seller and accepted by Buyer subject to the provisions set forth in the certain
Lease between Seller and Buyer dated as of April ___, 2019 (the "Lease Agreement™).

THIS BILL OF SALE IS ACCEPTED BY BUYER WITHOUT REPRESENTATION OR WARRANTY
OF ANY KIND, EXPRESS, IMPLIED OR STATUTORY, AND WITHOUT RECOURSE AGAINST
ASSIGNOR.

This Bill of Sale may be executed in multiple counterparts, and all such executed counterparts shall
constitute the same agr 1t shall be ¥ o for only one such counterpart in proving
this Bill of Sale.

EXECUTED to be effective as of date set forth above.

Accuiek Flux Power Holdings, Inc.

N/ o IS

Name: T Lotz 0csEX ame:__[LE D A

Its: r_*;&r.{;?g Its: ce 0




List of Exhibits:
Exhibit A — Furniture and Equipment Schedule

EXHIBIT A
Furniture and Equipment (“FF&E™)

List of existing furnilure, workstations, chairs, breakroom furniture, and data cabling/server racks in the
office area and electrical distribution, compressed air piping. air compressor with air tank, lighting and
racking in the warchouse area to be provided.

Office Equipment for Flux Power
SUITE A - EQUIPMENT
»  Compressor and air tank
*  Lighting and warchouse racking
*  Electrical drops and compressed air piping above the shop floor and below the large mezzanine
area

*  Suspended heater units

AVA WOOD OFFICE FURNITURE
+  Bowed front U-shaped Desks — gty 1
*  Squared front L-Shaped Desk - gty 6
*  Bowed front L-shaped desk - gty |
*  Squared front L-shaped desk — gty |
& Huteh- 3
* Bookshelves &
Desk Height 2 Drawer Filing Cabinets - §
Credenza Cabinets- 3
Guest Chairs — 23
Round Tables - 2

STEEL CASE FURNITURE / CUBICLES
*  Desk Height, long two drawer filing cabinets - gty 2
*  Transaction Counter Cubicles with fabric tack boards — gty 4
*  Aluminum color five drawer file cabinets — giy §
*  Standard Cubicles most 6x B with files, drawers, fabric tack boards- gly 21

BREAKROOM FURNITURE BLACK LUNCH ROOM CHAIRS
= Black break room stacking chairs - qty 75
*  Square breakroom lunch tables — Qty 14
»  Lockers - qty 15
*  Tw/Dwd player

We will be adding more items that we may include or offer as we move out.
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AIRCRZ

DISCLOSURE REGARDING
REAL ESTATE AGENCY RELATIONSHIP
[As required by the Civil Code)

Wihehi you erter into 2 discussion with a real #5tate agevl regacding a real STEE ITANEICTION, you Should from the outiet understand what type of agency relationihip
Of fepresentation you wish 10 have with the agent in the tramaction.

SELLER'S AGENT [“Sefler” inchudes both a vendor and a lesser|
A Selier's agend under 1 listing dgreement with the Seller 3515 a3 the agent for the Seller oaly. A Scller's agont or 3 subagent of that agent has the following affrmative
obligation:

Tothe Selfer: A Hdintiary duty of utmaost care, inbegrity, honesty and loyalty in dealings with the Selier.
To the Buysd and the Selier;

o} Diligens emercise of and cane in of the apent’s dubles.
Bl Aduty of honest and fair dealing and good fath.
fe)  Aduty 1o detione ol (acts known 10 th gent materlally s¥ecting o dosiratnlity of th that are 1o, of within (he ddigent

ATENGON 30 LYEVITION of, the parties. An agent ks not obligated 1o reveal to sither party any confidential information obtained from the other party that does not
Irmvibet the: affirmative duties set forth above.

BUYTR'S AGENT ("Buyer™ includes both 3 punchaser and 2 lesses)
Asefing agent can, with 3 Buyer's content, agree 10 501 35 dgent for the Huyer only. In these stuations, the agent is not the Selle’s agent, even & by agreement the
agent may neochet Compeniation for sences rendened, either in fisll or in part from the Selier. Ariagent acniog only for a Buyer has the following affirmative
obligations:

T the Buyer: A fiduciany duty of Utmost care, integrity, honesty and loyalty i dealings with the Suyer.
To the Buyer and the Selier:

fa)  Digent cmsteise of reasonable sidit and care in performance of the agent's duties.

i) Aduty of honest and fair dealing and pood faith.

1] lmmmnmmwwwmamwmumﬂuMmmMnMmemwm
astention and observation of, the parties.
An agent 1 not obigated 1o nevesl 1o ether party sy confidential infonmation ebiained from the other party that dos not imohet Uhe alfirmathes duties set forth
above,

AGENT REPRESENTING DIOTH SELLER AND BUYER

Avreal estate agent, either acting directly or through oo or more assoclate Ioensces, can legally be the agent of both the Selier and the Buyer ina transaetion, but
only with the kncwiedge and consent of both the Selier and the Buyer.
I 3 sl agency Wuation, the agent has the g atfi = o Both the Seller and b Buyer:

{a) A fiduciany duty of Utmost care, integrity, honesty Snd ieyalty in the deskngs with either the Seller or the Bayee.

o} Other duties 10 the Selier and the Buyer 35 Stited sbowe in their repectng sections.
In representing both Selier and Buyer, the agent may nol, without th of the party, deichide Lo the obher party that the Seller will accept
3 prite liesa than the keting price of that the Buyer will pay 3 price greater than the price offercd.
ﬂmmwmmﬂh-wmmummamuwmlmmmmNsuhnmmmm
carefully read al agr 0 they ¥ express your underetandang of the transaction. A real estate agent is a person qualdfied 10 advise about
real estate. If ingal of tax advice i3 desired, contult 3 comptlent professional

TheCUEhout your real property Lransaction you My recelve mare than ene disclosue form, depending upon the aumber of apents ausisting n the tansacton, The

b requires each apent with whom you have more than a casual o with this, fonm, You shoukd read 23 contents each teme it s
P 10 you, & irag the Betwisen you and the real £613te agent in your specific This. frrm includes of
Sections 2079.13 to 2079.24, inchutive, of the Chill Code et forth on page 1. Read it we EIPT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A SEPARATE PAGE),
2 pa FR] a3
L sayer |V soter || ossor A passee Date:
_— § L
U Bayer L Sedler N’--m- L0 Lo Date:
Agent: _Cushaan & Wakeficld sefues D18RODA4AGT

E
Ty BRE Lic B Date: Hl ?";I I;cl

o

NOTE:
*When the Esting aba 13 Bury The Listing Agent thall have one Agency Dischosure form signed by Selier/Lessor and 3 secand

Agency Desclosune fonm signed by BuyeriLesee.

*When Seller/Lessor and Buyer/Lewsne are represcented by different beokerags: companics: (1) the Listing Agtat shall have one Agoncy Disclosune form signed by
SellerfLecsor and (H) the Buyer's/Lesies's Agent shall hae 0ne Apency Disclosure form signed by Buyer/Lessee and either that same or 3 different Agency Discloture
form presented to SellerfLesor for signatunc prior to presentation of the offer, W the same form it used, SeBerLessor may Sign here:
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THIS FORM HAS BECN PRIPARID BY At CRE, NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY DR ADEQUALY OF THIS FORM FOR ANY SPECIFIC
TRAMEACTION. PLEASE SECK LEGAL COUNSEL AS TO THE APPROFRIATENESS OF THIS FORM
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24 (2079.16 APPEARS ON THE FRONT)

T0THAD A3 wsed in Sections 2079.14 to 2079,24, intluiive, the terms have the | Ang R
a) 'wmtmmuﬂupmmdfuﬁ{wmmmMlmmmmwmammh

Boerised a3 & real estate broker under Chaprer 3 {eommencing with Section 10330) of Part 1 of Division 4 of the Business and Professions Code, snd under whose
e a fsting is ewecited o an offer to purchase is obtained. {b) “Associate licernsee” means a pESOn who is Beensed 33 2 real extate broker or milewperson under
Chapter 3 [comemencing with Section 10230) of Part 1 of Division 4 of the Butiness 3nd Profossions Code and who is either licensed under 3 broker of has entered into
x-menmmamwutuwmm*uhmmmmmawmmuemmhmmmm-mmhe
capadity of an awsociate heensee. The agent in theredl propertyt bears for his0r her associate bornsees who perform as agents of the agent.
When an associpie licensee cwes 3 duty 1o any principal, of 1o ady buyer or soller who is not 2 principal, ina real propedty transction, that duty B eguivalent 1o the
duty owed 0 that party by the broker for whom the axsociate hoensee functions. (c) “Buyer™ means a transteree ina real property Iransaction, and includes 3 person

vhi an gfer to purch o proparty from a selier thiough an agent, or who secks the services of an agent in mone than 3 casual, Lransitory, or prefménaey
mannes, with the abject of entering into a real property ranssction. “Buyer™ includes wendee of esses. {d) "Commercial read propety” means sl real praperty in the

for both the seffer and 1he buyer ina real propenty transaction. (1) “Listing agreement” means a contract Between an owner of resl property and an agent. by which
the agent hat been Juthorized 1o sl the real propenty of to find or obtain » buyer. (g) “Linting agent” means 3 persan who has obtained a lsting of real property to
#Ct a5 an agent for compensation. (R) “Uisting peice” is the amount expressed in dollars sgeified in the lsting for which the seller b5 willing 1o 36l the real progerty
thivagh the biting agent. (i) “Offerieg price” is the amount expeessed in dollars specified in aa offer ta purchase flor which the buyer is willing o Buy the real propedny.
L) "OMer to purchase™ mesns 3 wiiten conkract ¥ @ Banyer g through 3 selling agent that becomes the contract for the sale of the neal propeny upon
acceptance by the selles. (k) "Real properly” means acy esate spexified by subdivision (1) o (2) of Section 761 that orish with one to
wwdummmﬂmmmhmmdmmwm«mmmmthuu
somw-mmmwmmmmm1mu|hmmwm.mmww~mma
traniaction for the caile of real property in which an agent is empiayed by one or more of the prncipali to 5et in that and inchudes 3 listing or an offer to.
perchase. fm) “Sell,” "sale,” 0r “sobd” refiers 1o a transaction 1or th trsnafer of nsal property from the seller 1o the buyer, snd includes excharges of real property
mmwmmmwwmunﬂmnhmmmmdwmwmhmmafn
leasehold excoeding o0 yeac's durdtion. [n) “Seller™ means the transferos in 3 resl property tramaction, aad inchudes an owner who lists feal property with an agent,
whether of not 2 brander retults, o an offer to real propcrty of which he.or che is the cwner from an agent an behalf of another: “Selier™
includec both a vender and » lessor, (o) “Selling agent” rvtan 2 Kating agent who acts 3lone, or an agent who 3C15 in Looperation with 3 Eiting agent, 8nd who sells o
finds and olitaing a buyer for the: real property, of an apent wha locates property for a buyer or a buryer for & for which exisls and
presents an offer to purchase 1o the solfer, {p) “Sub: ® Mecan 3 person agent APENCY POwers @3 provided in Artiche 5 [commencing with
Secmon 1345] of Chapter 1 of Tithe 9. Moweve, “subagent” does not incude 3n 33sociate licenuse wha ks a¢ting under the supervision of an agent in a real progerty
Lranspmion.

074514 mw;wmmwmmmuwmawmmmnmwdﬂ“mmhmwﬂnhw
anrs.u,md,mnmhmmmmawwﬁmmmwwmumnwmmmw
Section 2079.15, a5 Follows: (a) The listing agent, i any. shall provide the disclosure form to the seller prior toentering inio the listing agreement. [b) The selling apent
mmmmwnmwgmum&uﬁw#ﬁﬂﬂmmhmmwmmmmwm
provided the sefler with a copy of the disasure $orm pursuant 10 subdivision [a). (<] Wiwene the selling agent doss not deal on 3 15ce-to-face hatis with the seller, the
form by agent may be furnished to the seller jand ack receipt for the selling agent from the seller] by the
Iﬂuwafmrm-nummwmhmwmmmmmwnhwmmmmhmmmw
mmdmumd.mmmwmmmwmwu-ehwﬂmumwumuwm
d'llrhem.wmrmnﬂulnwkmmwnmmmﬂ';wnwwmmhmhmmmw
than the: st business day sfter the sellng sgent receies the offer to purchase froem the beytr.
WS I amy circummatance in which the seller or Buyer refuses to sign an acknawiedgement of receipt pursuant to Secton 2079.14, the agent, o an associite
Icensee acting for an agent, shall set forth, sign, and date 3 written dectaration of the facts of the refusal.
2079.36  Reproduced on Page 1 of this form.
wrA7 mum#mmm*ﬁmwmmmwnﬁmmmwkmumumm
mn-nwhmﬂmmummw.«namwmumwmmuw.mmmln:mm

the contract to purchase snd sell real of In & separate writl dgrd by th thi baiyes, Jnd th seling agent prior to o coincident
with execution of that contract by the buyer and the selier, B As so0n a5 the g agent shall declous b0 the solicr whethad tha kting
wummmmmvummuuuw;muu.muwmmmm-ﬂm Thits redationmhio shall be
mmmmmmmmmumum wrifing o atkn by thie seller and the liitag agond prior to or coingident
with the exccution of that Comtract by the selled

e} The conti required by 1a) and (b) $hafl be in the follawing form.

o agent of jchack one) [] e seler sxclusivesy; or [ Bosh the buyer snd saller.

M o Lk b
e g s the ageat of (chech one]. [_] the buyer exciusivety; o [ the seler exciusively. or
MR Serng et £ ot the e i TV LEDAG IGET) [1] ot the buyer ana seter,

d) The and eonfir sred by #hall be in addition to the dischosure required by Sechion 207914,

207918 mmmniwmmmmuummmmmmummuumumm-;wmm
trandagton,

207319 The of comg the oblig; 1o pay 1020 dgent by the seller or buyer i not g ola
MMWHWMWme.Alﬂwwmammmwmmwmymmwm
rwd.lowmwumMWMMMMMummd.M“mwmmummem
necessarity be determinative of 4 perticular retationship,

207920 Nothing in this article prevents an agent from selecting. a5 3 of the agent’s 3 fpedific fomm of agency relationship not
Page 3ot &
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prohibited bry this articke B the requirements. of Section 2079.14 and Section 207917 are complicd with.

207521 Adual agent shall not dischs 1o the buyer that the sellcr is willing 1o sell the property at 2 price less Ehan the Esting price, without the sxprest written

consant of the seller. A dusl 3gent shall not disclose to the selier that the buyer is willing 10 pay a price greater than the offering price, without the express, written

consnt of the buyen Ihbmdounuunnwwmanummﬂauwlonmmmwmmm

than price.

20TIIL  Nothingin This sticle precluder 3 lising agent from alss being 3 selling agent, and the combinaton of theie functions in ane agent does not, of e, make

that agent a dusl sgent.

07923 MammwMwmmhm«mwmmmwmammmwmuwm

which i the obyect of the agency with the writlen consent of the parties Lo the agency relaticoship,
mmenderormnmmmmnmwmma:muwmmuuﬂmmﬂﬂhtﬂ

males price, shall not require, 3 3 condition of recening the lender's appnoval of th the or o defend or The: kender or

mmmwmmmmmmemdmwumcm.wmw.mwmﬂm:o

impase an obligation to defend or indermnity a lender or an sueTion If viokation of this i I againgt public polioy, woid, and unenforceatile.

2079.24 Nothing in this article shall be construed 1o either diminish the duty of disclosure owed buyers and selers by agents and thesr 35a0ciate boensees, tubagents,
wmﬂuunm“wmmmmwmmmmmmnmm acts poverned by this
artiche-or for gy breach of 2 fidutiary duty or a duty of duaciosure.
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ADDENDUM #3 TO AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL MULTI-TENANT LEASE - NET
—
This Addendum is to that Lease dated < 2019, by and between Darren D. Chocholek Trust, a
California trust, as Master Lessor: Accut ackaging Equipment Company, Inc., a California corporation, as Lessor:
and Flux Power, Inc., a California corporation, as Lessee (“FPI¥), for the premises commaonly known as 2685 5.
Melrose Drive, Vista, California, 92081 (the “Building”) where Master Lessor currently lesses the entire Building to
Lessor.

Capitalized but undefined terms used in this Addendum 3 shall have the same definition and meaning as in the
Lease Agreement. In the event of any conflict or Inconsistency between the terms and provisions of this
Addendum, and the terms and provisions of the Lease Agreement, the terms and provisions of this Addendum
shall contral,

1. Master Lessor warrants and represents to Lessee that Lessor is not now, and as of the commencement of
the Term hereof will not be, in default or breach of any of the provisions of Lessor’s lease on Premises,
and that Master Lessor has no knowledge of any claim by Lessor that Master Lessor is in default or breach
of any of the provisions of the Lessor’s lease on Premises.

2. Master Lessor hereby acknowledges and consents to Lessor leasing Premises to Lessee under the terms of
the Lease Agreement and acknowledges that Lessor has the full right, power, and autherity to enter into
the Lease Agreement and has the full power and autharity to perform the obligations as Lessor under the
Lease Agreement.

3. Inthe event of a termination of Lessor's lease an Premises for any reason, Master Lessor shall recognize
Lessee as the lessee of the Premises and shall honor all terms and conditions of the Lease Agreement as if
Master Lessor where the Lessor.
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